Submission# 554

SUBMISSION ON NOTIFIED PROPOSAL FOR
POLICY STATEMENT OR PLAN, CHANGE OR VARIATION

Clause 6 of Schedule 1, Resource Management Act 1991

To Far North District Council (FNDC or Council)
5 Memorial Ave
Kaikohe 0405
Name of submiitter: Kiwi Fresh Orange Company Limited
1. Kiwi Fresh Orange Company Limited (KFO) makes this submission on the Proposed
Far North District Plan (PDP). This submission relates to the PDP in its entirety.
2. Please see enclosed with this submission:

(@) a Structure Plan for the Submission Area (Structure Plan);

(b) a Precinct Plan containing the provisions sought in respect of the Submission
Area (Precinct Plan);

(c) a section 32 report evaluating the appropriateness of the objectives and
provisions of the Precinct Plan and Structure Plan and the effects anticipated
from implementation of those provisions (Section 32 Report — Brownlie Land);

(d) other specific submission points by KFO on the provisions of the PDP;

(e) 12 technical assessments relating to Kiwi Fresh’s submission; and

(f) a Communications Summary Report.

About KFO
3. KFO is a family-owned company, owned by Chris and Stephen Brownlie, who through

their various companies grow oranges and sell and distribute juices and smoothies
throughout New Zealand and international markets.

Submission Area and land holdings

4.

KFO’s submission seeks live urban zoning of approximately 197 ha of land between
Kerikeri and Waipapa townships (Site or Submission Area), including areas for
General Residential, Mixed Use, and Natural Open Space.

The Submission Area is identified in Appendix A.

The Submission Area is adjacent to State Highway 10, which passes north-south
along the western boundary of KFO’s land to Waipapa, the Bay of Islands Golf Club
located to the south, and the Kerikeri River along the northern boundary of the
Submission Area.

Appendix B identifies the land and owners subject to the submission. The
Submission Area is owned by KFO and two other companies that are owned and
controlled by Chris and Stephen Brownlie.



The PDP

8.

FNDC is preparing the PDP following its 10-yearly review of the district plan under
s 79 of the RMA. Like the operative district plan, the PDP is intended to be in place
for 10-years. The appropriateness of the objectives and provisions, and the effects
“anticipated from the implementation” of those provisions must therefore be
considered over this 10-year horizon — the PDP must be forward looking.?

The PDP zones the Submission Area ‘Rural Production’. According to FNDC’s s 32
report, there is sufficient plan enabled development capacity in Kerikeri to meet
expected demand in the short, medium and long term under both medium and high
growth scenarios.® Consequently, the PDP does not zone additional land (from the
operative district plan) to a live urban zone and relies on infill development to provide
housing and business land to meet expected urban development demands of the
district.

Submission

10.

11.

KFO'’s submission relates to:
(a) the Submission Area for which it is seeking a live urban zoning; and

(b)  Without limiting the relief in 10(a), the provisions of the PDP generally- as
attached in Appendix C.

In summary, KFO’s submission seeks:
In relation to the Submission Area

(@) To enable urban development of the Submission Area by providing
development capacity consistent with anticipated demand for housing and
business land over the short, medium and long term, while:

(i)  timing development with the provision of infrastructure (roads and three
waters);

(i)  integrating with the existing environment, including the built environments
of Kerikeri and Waipapa and natural environment by recognising and
providing for Natural Open Space zones where supported by ecological
values;

(iii)  facilitating connectivity with existing transport infrastructure and
integrating new modes of transport (walking connections, etc.);

(iv) managing the effects of potential natural hazards.

(b) In support of the submission described in (a), KFO has prepared a Precinct
Plan that contains the objectives, policies and rules that would apply to
development of the site and provision of infrastructure. Alongside the Precinct
Plan is a Structure Plan, which identifies how the Precinct Plan has bee§554.049

RMA, section 32(1)(c).
Golf (2012) Ltd v Thames-Coromandel District Council [2019] NZEnvC 112 at [125] to [133].
Section 32A Report at section 5.1.6.



developed and how the PDP provisions will apply spatially to the Submission
Area.

In relation to the PDP generally

(c) KFO supports in part the general objectives and policies of the PDP. Appendix
C outlines where additional relief is sought to facilitate the development as
proposed by the KFO submission. The relief sought includes, assessing
Kerikeri-Waipapa as a Tier 3 Urban Environment under the National Policy
Statement for Urban Development (NPS-UD), achieving consistency with the
PDP and the NPS-HPL and various outcomes regarding the Objectives and
Polices within the General Residential Zone, Mixed Urban Zone and the Natural
Open Space Zone.

Reasons

General

12.

13.

14.

15.

The reasons supporting KFO’s submission are explained in the Section 32 Report —
Brownlie Land prepared by the Planning Collective. That report contains both the
reasons for the submission and an evaluation of the submission under the statutory
tests in section 32 of the RMA.

The Submission Area lies between the Kerikeri and Waipapa townships. Given
anticipated growth in the area (see below), KFO considers the Submission Area the
logical place for urban development that cannot be provided by infill development
alone, while bridging a gap and integrating with the two urban areas of Kerikeri and
Waipapa.

The proposal’s mix of General Residential, Mixed Use and Natural Open Space is to
accommodate the various needs of urban growth whilst recognising and avoiding
development of significant ecological features of the landscape.

In support of its submission and the Section 32 Report — Brownlie Land, KFO has
commissioned independent expert reports that:

(a) Provide an independent economic assessment of projected growth within
Kerikeri-Waipapa and consider whether it is, or is intended to be, an urban
environment under the NPS-UD.

(b) Consider infrastructure and servicing restraints on development of the
Submission Area and assess the feasibility of solutions.

(c) Model flood risks and propose conceptual designs for flood management.

(d) Assess the existing traffic environment and anticipated changes to the receiving
environment from development of the Submission Area and propose and
consider roading design options.

(e) Assess the proposed structure plan and transport options against potential
landscape considerations.

(f)  Identify high-level ecological constraints that require management through
planning controls, such as Natural Open Space zoning.



16.

(g) Identify soil types within the Submission Area for the purpose of engaging with
the National Policy Statement for Highly Productive Land (NPS-HPL).

A Communications Summary Report explains the consultation undertaken with FNDC
officers, Ngati Reéhia, Waka Kotahi, and the wider community.

Demand and development capacity

17.

18.

19.

Of particular importance is whether there is sufficient development capacity within
Kerikeri-Waipapa to meet expected demand for housing. FNDC makes two important
conclusions in this respect. First, that Kerikeri-Waipapa is not an urban environment
and therefore subject to the NPS-UD. And secondly, in accordance with FNDC’s
general functions to ensure that there is sufficient development capacity under

s 31(1)(aa) of the RMA, that the four Kerikeri-Waipapa SA2 areas can accommodate
100% of all projected growth in the medium term under both the medium and high
growth scenarios.

KFQ'’s proposal to apply live urban zoning to the Submission Area is based on
independent expert analysis by Urban Economics, which concludes that:

(@) the Council’s projections underestimate projected growth;

(b) the Council’s urban land supply projections overestimate the additional housing
capacity that is likely to be created through infill development; and

(c) therefore, infill development will not ensure that there is sufficient development
capacity for housing land to meet the demands of the Kerikeri-Waipapa area.

The Urban Economics report also identifies that Kerikeri-Waipapa will be an urban
environment (i.e. part of a housing and labour market of at least 10,000 people) within
the 10-year life of the PDP, based on both FNDC’s and Urban Economics’ projections
for population growth. Given this will occur within the life of the PDP, the PDP must
give effect to the NPS-UD and provide development capacity to meet demand over
the short, medium and long term. The short-medium term is defined as up to 10
years. The PDP and the development capacity it enables should therefore be
considered over this 10 year horizon.

Summary

20.

In summary, KFO submits that the relief it seeks is necessary to:

(a) promote sustainable management of resources, achieve the purpose of the
RMA and to give effect to Part 2 and other provisions of the RMA;

(b) enable the social and economic well-being of the community in Kerikeri and
Waipapa by providing housing supply to meet demand;

(c) sustain the potential of the natural and physical resources of the Submission
Area while meeting the reasonably foreseeable needs of future generations;

(d) to give effect to the objectives and policies of the NPS-UD and the Regional
Policy Statement for Northland; and



(e)

ensure that the provisions of the PDP are the most appropriate way to achieve
the objectives of the PDP, which are in turn the most appropriate way to
achieve the purpose of the RMA.

Decision sought

21. Kiwi Fresh seeks that the PDP is amended to:

(a)

(b)

include the Precinct Plan provisions in the PDP, which are to apply to the
‘Brownlie Land Precinct’ (or subsequent name for the Submission Area);

apply the zones, overlays and precincts in the Structure Plan to the Submission
Area;

incorporate the relief sought to the other provisions of the PDP as outlined in
Appendix C; and

make any such consequential, alternative or further amendments necessary to

the objectives, policies, rules, methods, maps, figures or other provisions of the
PDP to give effect to the relief sought in this submission and the reasons given,
including alternative zoning, overlay or precinct maps and provisions for the

Submission Area as may be necessary or desirable.
§554.051

Procedural matters

22. KFO could not gain an advantage in trade competition through this submission.

23. KFO wishes to be heard in support of its submission. KFO does not wish to present a
joint case at the hearing.

24. KFO wishes to have the option to present its submission by Microsoft Teams, in the
event that one of its representatives or witnesses is unable to appear in person.

Structure of submission

25. This submission is comprised of the following documents:

(a)

Form 5 (this form);

(i)  Appendix A — Submission Area;

(i)  Appendix B — Landholdings;

(i)  Appendix C — Submission on the provisions of the PDP;
(iv)  Appendix D — Proposed Brownlie Land Precinct;
Structure Plan;

Section 32 analysis for Brownlie Land Proposal;

Supporting expert reports:

(i)  Geotechnical, prepared by LDE;

(i)  Survey, prepared by Terrain Surveying Limited;

(i)  Soils investigation, prepared by Hanmore Land Management;



(iv) Preliminary Site Investigation, prepared by NZ Environmental;
(v)  Archaeology, prepared by Origin Archaeology;

(vi) Ecology, prepared by Bioresearches;

(vii) Hydrology, prepared by E2 Environmental,

(viii) Economic Assessment, prepared by Urban Economics;

(ix) Infrastructure servicing, prepared by Infir;

(x) Infrastructure servicing peer review, prepared by GWE;

(xi) Landscape, prepared by Littoralis;

(xii) Transport, prepared by TEAM.

() Communications record.

Signed for and on behalf of Kiwi Fresh Orange Company Limited by:

...............................

Mike Doesburg
Solicitor for Kiwi Fresh Orange Company Limited

Date: 21 October 2022

Address for service:  Wynn Williams
Level 25, Vero Centre, 48 Shortland Street
P O Box 2401
AUCKLAND 1140

Contact person: Mike Doesburg
Email: mike.doesburg@wynnwilliams.co.nz

Telephone: 09 300 5755

Copy to: Dr Robert Makgill, Barrister — robert@robertmakgill.com
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Appendix B - land holdings subject to the submission

Land parcels and corresponding titles at 1828 and 1878 State Highway 10, Waipapa

T

Land parcels and corresponding titles at Golf View Road and State Highway 10, Waipapa



Map Title Reference Site Address Legal Description Site area (ha) Owners
Reference

A 137884 - Lot 1 DP 333643 3.3845 ha Cole James Investments
Limited

B NA46D/1149 1878 State Highway 10 Part Lot 2 DP 89875 92.7111 ha Brownlie Brothers Limited

C NA33B/689 1828 State Highway 10 Part Lot 2 DP 41113 and | 101.3451 ha Kiwi Fresh Orange Company

Lot 2 DP 76850 Limited

D NA33B/689 - Lot 2 DP 76850 7,241m? Kiwi Fresh Orange Company
Limited

E NA1126/159 - Part Section 13 Block X 0.3480 ha and Kiwi Fresh Orange Company

Kerikeri Survey and Lot 6
DP 6704 and Part Lot 6
DP 6704

670m?

Limited
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Appendix C: General Submission on the Proposed Far North District Plan (PDP) on behalf of Kiwi Fresh Orange Company Limited.
Consistency of PDP with National Policy Statements

National Policy Statement for Urban Development
Issue

The National Policy Statement on Urban Development 2020 (“NPS-UD”) came into force on 20 August 2020 and replaced the National Policy Statement on Urban
Development Capacity 2016. The NPS-UD classifies all local authorities within the country that have all, or part of, an urban environment in them as either Tier 1,
Tier 2 or Tier 3, with Tier 1 referencing the largest local authorities in New Zealand that contain urban environments.

The section 32 documentation supporting the Proposed Far North District Plan states that Far North District Council does not consider that it has part or all of an
urban environment in its territorial boundary and therefore the NPS-UD does not apply to the Far North. The NPS-UD defines “Urban Environment” as:

“means any area of land (regardless of size, and irrespective of local authority or statistical boundaries) that: is, or is intended to be, predominantly urban
in character; and is, or is intended to be, part of a housing and labour market of at least 10,000 people.”

Section 3.2.2 of the Urban Environments chapter of the Council’s Section 32 Assessment states that based on the population forecasts under the low, medium,
and high growth scenarios, the Council considers that none of its towns will reach the required threshold of 10,000 people to be considered an ‘urban environment’
as defined by the NPS-UD. The Council therefore concludes that the NPS-UD does not apply to the Far North District.

Submission

The Economic Assessment, prepared by Urban Economics and included with this submission concludes that Kerikeri has a population of 12,300 people as at 2021
(refer to Appendix 3 of the Economic Assessment). This differs from the Council figures because the Urban Economics assessment includes the rural residential
areas to the north and south of Kerikeri that have an urban rather than a rural function. Therefore, Kerikeri does meet the definition of “Urban Environment” under
the NPS-UD. Even leaving those rural residential areas to one side, Statistics NZ figures show an estimated population for Kerikeri of 10,040 as at 2024. Kerikeri is

fPLANNING
COLLECTIVE Page 1



clearly intended to be an urban environment in the immediate future — less than two years’ time. This is within the ten-year life of the proposed District Plan
therefore it is considered Kerikeri should be assessed as an Urban Environment.

The submission is that FNDC is classified as a Tier 3 local authority under the NPS- UD. A Tier 3 local authority is defined as a local authority that has all or part of
an urban environment within its region or district, but is not a Tier 1 or 2 local authority...

The NPS-UD specifies a number of tasks that must be undertaken by Tier 1 and Tier 2 local authorities. At Section 1.5 (1) the NPS states Tier 3 local authorities are
strongly encouraged to do the things that tier 1 or 2 local authorities are obliged to do under Parts 2 and 3 of this National Policy Statement, adopting whatever
modifications to the National Policy Statement are necessary or helpful to enable them to do so.

Such tasks include preparing Future Development Strategies to inform preparation of the next long-term plan of each relevant local authority; and preparing a
Housing and Business Development Capacity Assessment (HBA). An HBA has to analyse how planning decisions and provision of infrastructure affects the
affordability and competitiveness of the local housing and business market. The analysis must also include how well the current and likely future demands for
housing by Maori and different groups in the community (such as older people, renters, homeowners, low-income households, visitors and seasonal workers) are
met, including demand for different types and forms of housing. The assessment also needs to include what is feasible and reasonably expected to be realised. The
Urban Economics report includes commentary on these points in relation to Kerikeri.

Most importantly, the NPS-UD requires sufficient development capacity to be provided in the short, medium, and long terms. Short-medium term is defined as up
to 10 years, so a plan should enable development capacity needed for the short to medium term.

Section 3.2 of the NPS-UD provides:

3.2 Sufficient development capacity for housing
(1) 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.
(2) In order to be sufficient to meet expected demand for housing, the development capacity must be:
(a) plan-enabled (see clause 3.4(1)); and

ZPLANNING
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(b) infrastructure-ready (see clause 3.4(3)); and

(c) feasible and reasonably expected to be realised (see clause 3.26); and
(d) for tier 1 and 2 local authorities only, meet the expected demand plus the appropriate competitiveness margin (see clause 3.22).
Relief sought
S$554.001

KFO seeks that FNDC reconsider its assessment against the NPS-UD and confirm that Kerikeriis an “urban environment” given the existing urban character, existing
population and projected population in the medium term. Far North District Council therefore needs to be classified as a Tier 3 local authority.

The PDP should be amended to give effect to the NPS-UD, particularly to enable development that can provide for and contribute to a well-functioning urban
environment for Kerikeri / Waipapa. Far North District Council is a Tier 3 territorial authority because it has all of an urban environment in its district. Kerikeri and
Waipapa area is considered to be an urban environment now because it is predominantly urban in character and is or is intended to be part of a housing and labour
market of at least 10,000 people.

National Policy Statement for Highly Productive Land (NPS-HPL)
Issue

The National Policy Statement on Highly Productive Land (NPS-HPL) was notified on 20 September 2022 and came into legal effect on 17™ October 2022. The NPS-
HPL is about ensuring the availability of New Zealand’s most versatile and highly productive soils for food and fibre production for now and for future generations.

The NPS-HPL provides 3-years for regional councils to map their highly productive land and then further time for the district councils to amend their plans. Policy
2 of the NPS states that the identification of HPL should be undertaken in an integrated way that considers the interactions with freshwater management and urban
development.

Section 3.6 (4) of the NPS-HPL notes that Territorial Authorities that are not Tier 1 or Tier 2 may allow the rezoning of Highly Productive Land only if:
(a) the urban zoning is required to provide sufficient development capacity to meet expected demand for housing or business land in the district; and
(b) there are no other reasonably practicable and feasible options for providing the required development capacity; and

ZPLANNING
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(c) the environmental, social, cultural and economic benefits of rezoning outweigh the environmental, social, cultural and economic costs associated with
the loss of highly productive land for land-based primary production, taking into account both tangible and intangible values.

Section 3.6 (4) of the NPS-HPL notes that:

(5) Territorial authorities must take measures to ensure that the spatial extent of any urban zone covering highly productive land is the minimum necessary
to provide the required development capacity while achieving a well-functioning urban environment

Submission

As noted throughout the KFO submission and the supporting documents regarding the Structure Plan, the FNDC's approach to the District Plan is to provide for
growth through infill housing. However, as the Urban Economics assessment has shown, infill housing alone is not sufficient in terms of meeting the required
capacity; or appropriate for providing affordable housing at scale or for more specialist residential development such as retirement village living. Green field
development can better, and more efficiently, achieve the delivery of a greater variety of housing types and affordable housing options at scale.

In summary, while the soil types present on the KFO site are identified as highly productive using the Land Use Classification system, based on the high-level
assessment, the NPS-HPL does provide an option for the rezoning of land to occur where there is sufficient demand for urban development- as is the case for
Kerikeri and Waipapa.

In addition, site specific soil testing and assessment in relation to the broader criteria set out in the NPS-HPL is yet to be undertaken. This may refine the extent of
Highly Productive Land on the site. In any event the land is strategically located adjacent to the main urban area in the Far North. This land is the most practicable
and feasible for providing for the short, medium and long term growth projections for the Kerikeri — Waipapa area and for this reason alone the land should be
secured to provide for and enable urban growth as provided for in the NPS-HPL.

Relief sought

That the FNDC zone the Site for urban development as requested in the submission. S§554.002

fPLANNING
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Providing for Urban Growth

Urban Economics- Economic Assessment summary

Section 12 of the report prepared by Urban Economics (Appendix 12 of the Brownlie Land Section 32 assessment) prepared to support KFO’s submission states
that under the Urban Economics Medium population projections scenario, there is 5.4- 6.4 years of capacity provided for within the PFNDP, indicating that the
short-term development capacity is met, but the medium- and long-term capacity is not. Under the Urban Economics assessment high population projections
scenario, only 3.5 to 4.2 years of development capacity is provided for within the pFNDP. Overall, the pFNDP is inconsistent with Policy 2 of the NPS-UD as there is
insufficient capacity provided to meet the growth demand.

FNDC Section 32- Urban Environment Report.

The three options that FNDC assessed within their Section 32 Assessment regarding providing for urban growth within the residential areas are outlined below:

“Option 1: Retain the Residential, Coastal Residential and Russell Township zones. Retain the extent of the existing zoning including those areas not serviced or programmed
to be serviced by adequate development infrastructure and retain the three sets of provisions that relate to the Residential, Coastal Residential and Russell Township zones.

Option 2: Apply GRZ to areas zoned residential and coastal residential in the ODP. Rezone land in these zones that are not serviced or programmed to be serviced by adequate
development infrastructure.

Option 3: Apply GRZ to areas zoned residential and coastal residential in the ODP. Rezone land in these zones that are not serviced or programmed to be serviced by adequate
development infrastructure. Adding a multi-unit development provision.*”

While the KFO do not disagree with the Options outlined above, KFO would like to bring to the attention of Council that there is a Fourth Option, being similar to
Option 3 above, but also including the strategic rezoning of some rural land in areas that are identified as being capable of servicing and where urban development
would result in an efficient urban form and achieve a well-functioning urban environment as required under the NPS-UD.

Given that the Council are not confident on their assessment of capacity within their infrastructure network, limiting development to areas where there is currently
infrastructure or planned infrastructure, limits the ability to provide for larger scale infrastructure upgrades and have significant funding contributions to these.
Infill development typically occurs in an ad hoc manner and there are greater limitations to realising the capacity i.e. willingness of landowners and site restrictions.

! Section 32- Urban Environment Report.

fPLANNING
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Greenfield development, where there is a clear demand for additional housing and employment activities, provides an opportunity for funding contributions and
planning of networks because of the economies of scale associated with development at scale.

Residential Growth within the pFNDP is provided solely through infill development and increasing the intensity of the development within the existing Residential
zone and Rural Residential zone while allowing for residential activities within the Mixed-Use zone. This is a less efficient and more uncertain way to provide for
growth. Infill development can be less feasible and occurs in @ more ad hoc way and at lesser scale meaning that comprehensive outcomes in relation to
infrastructure upgrades, new road, parks etc are more difficult to fund and deliver.

The option of re-zoning rural land to urban where it can be shown that servicing can be provided in the future has not been considered by the PDP. This is a
fundamental flaw within the options assessment to provide for future urban growth over the 10-year life cycle of the pFNDP. It also discounts the ability to provide
a clear planning direction for the medium and long term growth projection.

The Council assumption on infill development relies on the private landowner to provide for more housing within Kerikeri, as opposed to greenfields development
which is a for efficient cost-effective way of providing for housing as noted in Section 11 of the Urban Economics Report.

Relying on rural residential areas to provide for future growth beyond the current foreseeable plan period is inefficient and likely to generate greater adverse
environmental effects with respect to reverse sensitivity, the provision of infrastructure and urban amenities such as parks and cycleways. Because of the value of
rural lifestyle land, it is likely to more costly to develop this land. Costly land development does not contribute to achieving an improvement in housing affordability.

Relief Sought
§$554.003

KFO wish for FNDC to include a fourth option in their Section 32 Report to zone rural land to urban where it can be shown that servicing can be provided in the
future. This is a fundamental flaw within the options assessment to provide for future urban growth over the 10-year life cycle of the pFNDP. The s32 report has
inadequately considered all viable options and therefore the assessment is skewed in relation to determination of the most appropriate way to achieve the purpose
of the Act.

ZPLANNING
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General Comments regarding PDP Part 1- Interpretation Chapter/Definitions

Part 1 — Interpretation Chapter / Definitions

Land

(not a definition in
National Planning
Standards 2019)

potential to be, highly productive
for farming activities. It

includes versatile soils and Land
Use Capability Class 4 land and
other Land Use Capability classes
Land Use Capability, or has the
potential to be, highly productive
having regard to:

a. Soil type;
b. Physical characteristics;
Climate conditions; and

d. Water availability.

PDP, the National Policy Statement
on Highly Productive land (NPS-
HPL was released. The definition of
Highly Productive Land should be
consistent with the definitions of
the NPS- HPL.

The NPS-HPL defines
productive land as:

highly

“means land that has been
mapped in accordance with clause
3.4 and is included in an operative
regional policy statement as
required by clause 3.5 (but see
clause 3.5(7) for what is treated as
highly productive land before the
maps are included in an operative
regional policy statement and
clause 3.5(6) for when land is
rezoned and therefore ceases to be
highly productive land)”

Section 3.5(7) of the NPS-HPL
includes LUC 1, 2 and 3, but not

Provision Provision Support / oppose Reasons Relief sought
reference
Highly Productive | means land that is, or has the Oppose Following the notification of the | Replace definition of Highly

Productive Land with NPS-HPL

definition.

§554.004

Remove LUC Class 4 land from

definition.

Amend the PD
refer to Highly

P to consistently
Productive Land,

rather than Productive Land or

Versatile Land.

$554.005

Yot
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https://farnorth.isoplan.co.nz/eplan/rules/0/153/0/0/0/64
https://farnorth.isoplan.co.nz/eplan/rules/0/153/0/0/0/64
https://farnorth.isoplan.co.nz/eplan/rules/0/153/0/0/0/64
https://farnorth.isoplan.co.nz/eplan/rules/0/153/0/0/0/64
https://farnorth.isoplan.co.nz/eplan/rules/0/153/0/0/0/64

Part 1 — Interpretation Chapter / Definitions

Provision
reference

Provision

Support / oppose

Reasons

Relief sought

LUC 4 soils. LUC 4 soils should not
be referred to within the PENDC as
Highly Productive Land to ensure
that there is consistency with how
the NPS-HPL is applied.

The terms “Highly Productive
Land”, Productive Land
(undefined) and Versatile Land are
used interchangeably throughout
the PDP and further consideration
should be consideration to the use
of the terms to achieve
consistency in application.

Versatile Land

(not a definition in
National Planning
Standards 2019)

means soils that are Land Use
Capability Classes 1c1, 2el, 2wl1,
2w2, 251, 3el, 3e5, 351,352, 354

Oppose

While it is acknowledged that this
definition is the same as the
definition within the Northland
Regional Plan, “Versatile Land” is
not defined within the NPS-HPL
and it raises confusion in the
application of the NPS-HPL in the
Far North. “Highly Productive
Land” should be the only definition
used within the PDP regarding soils
to ensure the NPS-HPL can be
applied consistently across the
District.

Delete the definition.

S5554.006
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Part 1 — Interpretation Chapter / Definitions

Provision
reference

Provision Support / oppose

Reasons

Relief sought

The

NPS-HPL directs regional
councils to map highly productive
land. It is therefore highly likely
that references to 'versatile land'
will be phased out in favour NPS-

HPL defined terms
General Comments regarding the Part 2- Subdivision
Part 1 — Interpretation Chapter / Definitions
Provision | Provision Support / oppose Reasons Relief sought
reference
SUB-01 Subdivision results in the efficient use of land, which: Support KFO supports the objective | Retain  objective  as

a. achieves the objectives of each relevant zone, overlays
and district wide provisions;

b. contributes to the local character and sense of place;
avoids reverse sensitivity issues that would prevent or
adversely affect activities already established
on land from continuing to operate;

d. avoids land use patterns which would
prevent land from achieving the objectives and policies
of the zone in which it is located;

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

f.  manages adverse effects on the environment.

as it promotes the efficient
use of land

notified

§554.007
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https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/64
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/64
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/64
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/64
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/64
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/64
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/64

Part 1 — Interpretation Chapter / Definitions

Provision | Provision Support / oppose Reasons Relief sought
reference
SUB-03 Infrastructure is planned to service the Support KFO supports the objective | Retain  objective  as
proposed subdivision and development where: as it provides for an | notified
opportunity to develop 5554.008
a. thereis land where there is no
existing infrastructure connection, infrastructure should current reticulated system
provided in an integrated, efficient, coordinated and available, and an on-site
future-proofed manner at the time of subdivision; and solution is achievable.
b. where no existing connection is
available infrastructure should be planned and
consideration be given to connections with the
wider infrastructure network.
SUB-S3 Various Support KFO supports the objective | Retain  Standards as
SUB- S4 as it p.rowdes for an | notified $554.009
SUB- S5 opportunity to develop
land where there is no $554.010
current reticulated system S554.011

available and an on-site
solution is achievable.

ZPLANNING
COLLECTIVE
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https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/64
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/64
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/64
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/64
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/64
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/64

General Comments regarding the PDP Part 3- General Residential Zone provisions

Part 3 — General Residential Zone provisions

urban residential development around
available or programmed development
infrastructure to improve the function and
resilience of the receiving residential
environment while reducing urban sprawl.

reducing urban spraw!” section of
the Objective. This objective
should be reworded to address
the demand for housing, rather
than reducing urban sprawl. It
may also state that extensions to
the Residential zone to provide
for growth should be located
with consideration to achieving a
well-functioning and quality
urban environment

Provision | Provision Support / oppose Reasons Relief sought
reference
GRz-01 The General Residential zone provides a | Support KFO supports the objective as it Retain the objective as
variety of densities, housing types and lot appropriately recognises the notified.
sizes that respond to: need for housing supply to meet $554.012
a) housing needs and demand; demand.
b) the adequacy and capacity of
available or programmed
development infrastructure;
c) the amenity and character of the
receiving residential environment;
and
d) historic heritage.
GRZ-02 The General Residential zone consolidates | Support in part. KFO disagree with the “while Amend Objective GRZ-02 as

follows:
S554.013

“The General Residential zone
consolidates urban residential
development around available
or programmed development
infrastructure (including
private infrastructure) to
improve the function and
resilience of the receiving
residential environment while
reducing——urban——sprawk
providing for-urban growth in
locations where the outcomes

ZPLANNING
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Part 3 — General Residential Zone provisions

changes in climate and are responsive to
changes in sustainable development
techniques.

as it recognises the importance
of resilient communities.

Provision | Provision Support / oppose Reasons Relief sought
reference
will achieve a quality well-
functioning urban
environment.”
GRZ-03 Non-residential activities contribute to the | Support KFO support Objective GRZ-03 as | Retain the objective as
well-being of the community while it appropriately recognises the notified.
complementing the scale, character and need to co-locate compatible 5$554.014
amenity of the General Residential zone. activities.
GRZ-04 Land use and subdivision in the General | Support in part Objective GRZ-04 should Amend Objective GRZ-04 as
Residential zone is supported where there is recognise alternative means to follows:
. . . . S$554.015
adequacy and capacity of available or addressing shortages in
programmed development infrastructure. :cm‘rzstz:uctun’eI c_lz_a:aaty prot\)/lded Land use and subdivision in
or by Louncil. ) ere may. € the General Residential zone is
cases where private solutions can .
, ) supported where there is
provide adequate capacity to .
L adequacy and capacity of
support land use and subdivision .
, , ) available or programmed
in the General Residential Zone. .
) | development infrastructure,
There are also options for council . .
, or a private infrastructure
to enter into Developer -
solution.
Agreements. -
GRZ-05 Land use and subdivision in the General | Support KFO supports Objective GRZ-O5 Retain the objective as
Residential zone provides communities with and its recognition of the notified.
. ) . . . . . S$554.016
functional and high amenity living importance of functional, high
environments. amenity environments.
GRZ-06 Residential communities are resilient to | Support KFO supports Objective GRZ-06 Retain the objective as

notified.
S$554.017

ZPLANNING
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Part 3 — General Residential Zone provisions

Residential zone to provide the following
reticulated services to the boundary of each
lot:

a) telecommunications:
i fibre where it is available;
or
ii. copper where fibre is not
available;

Provision | Provision Support / oppose Reasons Relief sought

reference

GRZ-P1 Enable land use and subdivision in the | Supportin part Policy GRZ-P1, Policy GRZ-P2 and | Amend Policy GRZ-P1 as
General Residential zone where: GRZ- P3 should also recognize follows:

a) there is adequacy and capacity of alternative means to addressing S554.018
available or programmed shortages in infrastructure Enable land use  and
development infrastructure  to capacity provided for by Council. | o0 e General
support it; and There may be cases where Residential zone where:

b) it is consistent with the scale, private solutions and Developer ,
character and amenity anticipated Agreements can facilitate or a) there is adequacy and
in the residential environment. provide adequate capacity to capacity of available or

support land use and subdivision programmed
in the General Residential Zone. r:levelopment
In this case, connections to the infrastructure to
reticulated network may be support it; and
made to the boundary but are b) itis consistent with the
unable to be connected until scale, character and
such time as there is an upgrade amenity anticipated in
of the Council wastewater or the_ residential
potable water system. During this environment; or
time, an interim onsite solution c) a private
may be able to adequately infrastructure solution
address the infrastructure EXIsts.

GRZ-P2 Require all subdivision in the General | Supportin part shortfall. Amend Policy GRZ-P2 as

follows: 8554019

Require all subdivision in the
General Residential zone to
provide the following
reticutated services to the
boundary of each lot:

a) telecommunications:

ZPLANNING
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Part 3 — General Residential Zone provisions

Provision | Provision Support / oppose Reasons Relief sought
reference
b) local electricity distribution i. fibre where it
network; is available; or
c) wastewater; and ii. copper where
d) potable water and stormwater fibre is not
where it is available. available;
b) local electricity
distribution network;
c) wastewater; and
d) potable water and
stormwater where it is
available.

GRZ-P3 Enable multi-unit developments within the | Support in part Amend Policy GRZ-P3 as
Gengral Residential zone, including terraceq follows: $554.020
housing and apartments, where there is Enable multi-unit
adequacy and capacity of available or developments within the
programmed development infrastructure. General Residential zone,

including terraced housing and
apartments, where there is
adequacy and capacity of
available or programmed
development infrastructure,
or a private infrastructure
solution.

GRZ-P5 Provide for retirement villages where they: | Support in part KFO supports the intent of Policy | Amend Policy GRZ-P5 as

a)

compliment the character and
amenity values of the surrounding
area;

contribute to the diverse needs of
the community;

GRZ- P5, but considers it should
also recognize alternative means
to addressing shortages in
infrastructure capacity provided
for by Council. There may be

follows: $554.021

Provide for retirement villages
where they:

ZPLANNING
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Part 3 — General Residential Zone provisions

infrastructure shortfall.

The current General Residential
Zone does not provide for
adequate land within the zone to
deliver a retirement village on
scale. A retirement village
typically needs 5- 10 ha of vacant
land. By not extending the
existing General Residential Zone,
there is no provision within the
pFNDP to establish a new

Provision | Provision Support / oppose Reasons Relief sought
reference
c) do not adversely affect road safety cases where private solutions can a) compliment the
or the efficiency of the transport provide adequate capacity to character and amenity
network; and support land use and subdivision values of the
d) can be serviced by adequate in the General Residential Zone, surrounding area;
development infrastructure. or Developer Agreements can be b) contribute to the
entered into. diverse needs of the
community;
There are options for c) do not adversely affect
. . road safety or the
connections to the reticulated o
efficiency  of  the
network may be made to the
transport network;
boundary but are unable to be
. . and
connected until such time as _
. d) can be serviced by
there is an upgrade of the
. adequate
Council wastewater or potable
} - development
water system. During this time, )

. . . . infrastructure or
an interim onsite solution may be vate inf —t :
able to adequately address the pmva_e INTrastruciLire

solutions.

ZPLANNING
COLLECTIVE

Page 15




Part 3 — General Residential Zone provisions

the effects of the activity requiring resource
consent, including (but not limited to)
consideration of the following matters
where relevant to the application:

a) consistency with the scale, design,
amenity and character of the
residential environment;

b) the location, scale and design of
buildings or structures, potential for
shadowing and visual dominance;

c) forresidential activities:

i. provision for outdoor living
space;
ii. privacy for adjoining sites;
iii. access to sunlight;
d) for non-residential activities:

appropriately recognises the
need to manage development,
including managing various
competing activities to ensure a
well-functioning urban
environment.

Provision | Provision Support / oppose Reasons Relief sought
reference
retirement village for which
analysis shows there is a demand.
GRZ-P6 Encourage and support the use of on-site | Support KFO supports Policy GRZ-P6 as Retain the policy as notified.
water storage to enable sustainable and appropriately recognising that
- = §$554.022
efficient use of water resources. on-site water storage may be
required in some cases.
GRZ-P7 Encourage energy efficient design and the | Support KFO supports Policy GRZ-P7 as it | Retain the policy as notified.
use of small-scale renewable electricity appropriately recognises that
L . . . S$554.023
generation in the construction of residential small-scale renewable energy
development. generation can have benefits for
residential development.
GRZ-P8 Manage land use and subdivision to address | Support KFO supports Policy GRZ-P8 as it | Retain the policy as notified.

S554.024
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Part 3 — General Residential Zone provisions

Provision
reference

Provision

Support / oppose

Reasons

Relief sought

scale and compatibility with
residential activities
ii. hours of operation
at zone interfaces, any setbacks,
fencing, screening or landscaping
required to address potential
conflicts;
the adequacy and capacity of
available or programmed
development infrastructure to
accommodate the proposed
activity, including:
i opportunities  for  low
impact design principles
ii. ability of the site to address
stormwater and soakage;
managing natural hazards; and
any historical, spiritual, or cultural
association  held by tangata
whenua, with regard to the matters
set out in Policy TW-P6

New
rules

Support

KFO are generally supportive of
the proposed rules within the
General Residential Zone.
However, the rule framework
does not provide for
hotels/motels as an activity,
suitable to be located within the
General Residential Zone.

Include a new rule that
provides for hotels/motels as a
restricted discretionary
activity in the GRZ, with
matters of discretion that
reflect the issues in Policy

GRZ-P4.
S$554.025
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Part 3 — General Residential Zone provisions

Provision | Provision Support / oppose Reasons Relief sought
reference

Hotels/motels as an activity
would be consistent with
proposed Policy GRZ-P4 as a non-
residential activity that is of a
residential scale and supports the
social and economic wellbeing of
the community.

Therefore, as part of the relief
sought, KFO ask that FNDC
consider listing the establishment
of a Hotel/Motel as a Restricted
Discretionary Activity subject to
the matters within Policy GRZ-P4.

General Comments on the PDP regarding the Part 3- Mixed Use Zone provisions

Part 3 — Mixed Use Zone provisions
Provision | provision Support / oppose Reasons Relief sought
reference
MUZ-O1 | The Mixed Use zone is the focal point for the | Support KFO supports Objective Retain the objective as notified.
District's commercial, community and civic MUZ-01 as identifying that $554.06
activities, and provides for residential the Mixed Use Zone is the ’
development where it complements and is focal point for commercial,
not incompatible with these activities. community and civic
activities.
MUZ- 02 Development in the Mixed Use zone is of a Support KFO supports Objective Retain the objective as notiﬂed.8554 02
form, scale, density and design quality that MUZ-02 as appropriately )

$PLANNING
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Part 3 — Mixed Use Zone provisions

Enable a range of commercial, community,
civic and residential activities in the Mixed
Use zone where:

Support in part

KFO supports Policy MUZ-P1
as appropriately enabling a
range of activities, however,
the Policy should recognise
that developer-led

Provision | provision Support / oppose Reasons Relief sought
reference
contributes positively to the vibrancy, safety providing for development
and amenity of the zone. that contributes positively to
the vibrancy, safety and
amenity of the zone.
MUZ- 03 | Enable land use and subdivision in the Light Support in part KFO supports the intent of Amend Objective MUZ-03 as follows:
Industrial zone where there is adequacy and Objective MUZ-03, but seeks $554.028
capacity of available or programmed to clarify whether it should Enable land use and subdivision in the
development infrastructure to support it. refer to the Mixed Use Zone, | | . 2l Mixed Use zone where
rather ’Fhan the Light there is adequacy and capacity of
Industrial Zone. .
available or programmed
The Objective should also development infrastructure, or a
recognise that developer-led | private infrastructure solution, to
infrastructure solutions may support it.
be appropriate.
MUZ- 04 | The adverse environmental effects generated | Support KFO supports Objective Retain the objective as notified.
by activities within the zone are managed, in MUZ-04 as recognising the $554.029
particular at zone boundaries. need to manage adverse ’
effects.
MUZ- 05 | Residential activity in the Mixed Use zone is Support KFO supports Objective Retain the objective as notified.
located above commercial activities to ensure MUZ-05 and its recognition $554.030
active street frontages, except where the that residential activities
interface is with the Open Space zone. may be appropriate above
ground floor.
MUZ-P1

Amend Policy MUZ-P1 as follows:

S$554.031
Enable a range of commercial,
community, civic and residential
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Part 3 — Mixed Use Zone provisions

Require all subdivision in the Mixed Use zone
to provide the following reticulated services
to the boundary of each lot:

a. telecommunications:
i fibre where it is available;

ii. copper where fibre is not
available;

iii. copper where the area is
identified for future fibre
deployment.

b. local electricity distribution network;
and

Support in part

KFO supports the intent of
the policy, but considers that
Policy MUZ-P2 should also
recognise alternative means
of addressing shortages in
infrastructure capacity
provided for by Council.
There may be cases where
private solutions can provide
adequate capacity to support
land use and subdivision in
the Mixed Use Zone or
Developer Agreements can
be entered into to facilitate

Provision | proyision Support / oppose Reasons Relief sought
reference
a) it supports the function, role, sense infrastructure may be activities in the Mixed Use zone
of place and amenity of the existing appropriate, particularly as where:
environment; and an interim solution before a) itsupports the function, role,
b) thereis: Council infrastructure is sense of place and amenity of
i. existing infrastructure to support delivered. the existing environment; and
development and intensification, b) thereis:
or i. existing infrastructure to
i. additional infrastructure capacity support development and
can be provided to service the intensification, or
development and intensification. i additional infrastructure
capacity can be provided
to service the
development and
intensification; or
iii. a private infrastructure
solution.
MUZ-P2

Amend Policy MUZ-P2 as follows:

S$554.032
Require all subdivision in the Mixed
Use zone to provide the following
retiewlated services to the boundary of
each lot:

a. telecommunications:

i. fibre where it is
available;

ii. copper where fibre is
not available;

iii. copper where the
area is identified for
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Part 3 — Mixed Use Zone provisions

that is adjacent to Residential and Open
Space zones to maintain the amenity

as appropriately managing
the interface between Mixed
Use zoning and adjacent

Provision | provision Support / oppose Reasons Relief sought
reference
c. wastewater, potable water supply extensions or upgrades to future fibre
and stormwater where it is available. infrastructure. deployment.
b. local electricity distribution
Connections to the network; and
reticulated network may be c. wastewater, potable water
made to the boundary but supply and stormwater where
are unable to be connected it is available.
until such time as there is an
upgrade of the Council
wastewater or potable water
system. During this time, an
interim onsite solution may
be able to adequately
address the infrastructure
shortfall.
MUZ- P3 Require development in the Mixed Use zone | Support KFO supports Policy MUZ-P3 | Retain the policy as notified.
to contribute positively to: and the contribution it will
te PosTHVEly y e $554.033
high quality streetscapes; make to creating we
. . function urban
b. pedestrian amenity; )
environments.
c. safe movement of people of all ages
and abilities;
d. community well-being, health and
safety; and
e. traffic, parking and access needs.
MUZ-P4 Require development in the Mixed Use zone | Support KFO supports Policy MUZ-P4 | Retain the policy as notified.

S554.034
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Part 3 — Mixed Use Zone provisions

Provision | provision Support / oppose Reasons Relief sought
reference
values of those areas, having specific regard residential or open space
to: zones.
a. visual dominance;
b. privacy;
c. shadowing;
d. ambient noise; and
e. light spill.
MUZ-P5 Restrict activities that are likely to have an Support in part The PDP  provides for | Amend Policy MUZ-P5 as follows:
adverse effect on the function, role, sense of residential development S554.035

place and amenity of the Mixed Use zone,
including:

a.

residential activity,

retirement facilities and visitor
accommodation on the ground floor
of buildings, except where

a site adjoins an Open Space zone;
light or heavy industrial activity;
storage and warehousing;

large format retail activity over 400
m?; and

waste management activity.

within the Mixed Use Zone.
The policy should clarify that
such activities are not
restricted within the Mixed
Use zone provided they are
above ground floor level.

Some light industrial
activities are complementary
to the Mixed Use zone such
as a warehouse facility. These
types of activities where the
effects can be mitigated
should not be restricted by
the Mixed Use Zone.

If Policy MUZ-P5 restricts
large format retail over
400m2 in size, this places

Restrict activities that are likely to
have an adverse effect on the
function, role, sense of place and
amenity of the Mixed Use zone,
including:

a. residential activity,

retirement facilities and visitor

accommodation activities
located on the ground floor
of buildings, except where

a site adjoins an Open Space
Zone;

b. light or heavy industrial

activity (excluding
warehousing);

storage and-warehousig;

d. lorgeformatretailactivity
over400-m%-and
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Part 3 — Mixed Use Zone provisions

the effects of the activity requiring resource
consent, including (but not limited to)
consideration of the following matters where
relevant to the application:

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

b. the location, scale and design
of buildings or structures, outdoor

as it appropriately
recognises the need to
manage development,
including managing various
competing activities to
ensure a well-functioning
urban environment.

Provision | provision Support / oppose Reasons Relief sought
reference
undue restrictions on uses e. waste management activity.
such as supermarkets which
are suited to be located
within the Mixed Use Zone.
KFO seeks that the 400m?
restriction be reconsidered.

MUZ-P6 | promote energy efficient design and the use | Support KFO supports Policy MUZ-P6 | Retain the policy as notified.
of renewable electricity generation in the as appropriately encouraging $554.036
construction of mixed use development. efficient design. )

MUZ-P7 | consider the following effects when assessing | Support KFO supports Policy MUZ-P7 | Retain the policy as notified.
applications to establish residential, early as recognising the need to $554.037
childhood, retirement and education manage the interface with ’
facilities: sensitive activities

the level of ambient noise; establishing in the Mixed
. Use zone.
b. reduced privacy;
c. shadowing and visual domination;
and
d. light spill.
MUZ-P8 Manage land use and subdivision to address Support KFO supports Policy MUZ-P8 | Retain the policy as notified.

S5554.038
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Part 3 — Mixed Use Zone provisions

Provision
reference

Provision

Support / oppose

Reasons

Relief sought

C.

storage areas, parking and internal
roading;

at zone interfaces:

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

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

the adequacy and capacity of
available or
programmed development
infrastructure to accommodate the
proposed activity; including:
i. opportunities for low impact
design principles;
ii. management of three waters
infrastructure and trade
waste;

managing natural hazards;

the adequacy of
roading infrastructure to service the
proposed activity;

any adverse effects on historic
heritage and cultural values, natural
features and landscapes or
indigenous biodiversity, and
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Part 3 — Mixed Use Zone provisions

Provision
reference

Provision

Support / oppose

Reasons

Relief sought

h. any historical, spiritual, or cultural
association held by tangata whenua,
with regard to the matters set out in
Policy TW-P6.

General Comments on the PDP regarding the Part 3- Natural Open Space Zone provisions

Part 3 — Natural Open Space Zone provisions

and enhances the natural, ecological,

Policy NO SZ-P1 on the land uses

Provision | Provision Support / oppose Reasons Relief sought
reference
NO SZ-O1 | The ecological, historic heritage, cultural Support KFO supports Objective NO SZ-O1 | Retain the objective as
and natural character values of the as providing an appropriate notified.
Natural Open Space zone are protected overall objective for the Natural
and enhanced for the benefit of current Open Space zone. 5554.039
and future generations.
NO SZ-02 | Land use is of a scale and type that Support KFO supports Objective NO SZ-O2 | Retain the objective as
complements and is consistent with the as recognising the need to notified.
conservation values of the Natural Open manage the scale and type of
. $554.040
Space Zone. land use in the zone.
NO SZ-O3 | Natural open spaces where appropriate Support KFO supports the recognition in Retain the objective as
are accessible for the public for the use of Objective NO SZ-0O3 that the notified.
leisure and customary activities. natural open spaces should be §554.041
available for the public to use and
appreciate.
NO SZ-P1 | Enable land use that conserves, protects Support KFO supports the guidance in Retain the policy as notified.

§$554.0

42
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Part 3 — Natural Open Space Zone provisions

subdivision to address the effects of the
activity requiring resource consent,
including (but not limited to)
consideration of the following matters
where relevant to the application:

it appropriately recognises the
need to manage development,
including managing various
competing activities to ensure a
well-functioning urban
environment.

Provision | Provision Support / oppose Reasons Relief sought

reference
historic heritage, cultural and natural that are contemplated in the
character values of the zone. zone.

NO SZ-P2 | Provide for land use that supports leisure | Support KFO supports the guidance in Retain the policy as notified.
and customary activities that are Policy NO SZ-P2 on the land uses $554.043
complementary to, consistent with and that are contemplated in the ’
protect the values of the zone. zone.

NO SZ-P3 | Avoid land use and subdivision that is Support in part While KFO generally supports the | Amend Policy NO SZ-P3 as
incompatible with the ecological, historic intention of the Policy, KFO seeks | follows”
heritage, cultural and natural character that a pathway is provided to 5554.044
values of the zone. enablle. . works to support a Avoid land use and subdivision

subdivision or land use that are . . .
, o that is incompatible with the
required within the Natural Open . S .
ecological, historic heritage,
Space zone, such as water or
, cultural and natural character
wastewater infrastructure
_ _ values of the zone where the
connections, pedestrian pathways -
) ) effects of the land use or
and minor earthworks. Subject to o
, ) subdivision cannot be
those works being undertaken in a -
adequately mitigated or
way that protects the Open Space -
remedied.
values and does not adversely | —
affect them.
NO SZ-P4 | Manage the effects of land use and Support KFO supports Policy NO SZ-P4 as Retain the policy as notified.

S$554.045
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Part 3 — Natural Open Space Zone provisions

Provision
reference

Provision

Support / oppose

Reasons

Relief sought

a)

consistency with the scale,
density, design and character of
the environment and purpose of
the zone;

the location, scale and design of
buildings or structures;

the public benefit provided by the
proposed activity;

at zone interfaces:

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

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

the extent to which the activity is
consistent with any relevant
adopted reserve management
plan for the area;

effects on public access and use;
managing natural hazards;

any adverse effects on areas with
historic heritage and cultural
values, natural features and
landscapes, natural character or
indigenous biodiversity values;
and
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Part 3 — Natural Open Space Zone provisions

Provision
reference

Provision

Support / oppose

Reasons

Relief sought

i) any historical, spiritual, or cultural
association held by tangata
whenua, with regard to the
matters set out in Policy TW-P6.
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PART 3 — AREA SPECIFIC MATTERS / PRECINCTS (MULTI-ZONE)

Chapter X BROWNLIE LAND (Name to be confirmed) Precinct

Overview

The Brownlie Land Precinct provides additional provisions to manage development on the land at 1828
and 1878 State Highway 10, Waipapa and Lot 1 DP 333643.

The Precinct has been developed to enable greenfields land to be zoned now to secure urban capacity
for the growth of Kerikeri and Waipapa and to secure outcomes that will create a well-functioning and
quality urban environment.

The Precinct enables the land to be zoned for urban purposes now, thus providing sufficient urban
development capacity for Kerikeri and Waipapa as well as providing an appropriate level of certainty to
secure investment in the required infrastructure upgrades and extensions that will be required to
facilitate the demand for growth in this location.

The location of the Precinct provides a significant opportunity to provide for urban growth and achieve
the affordability and variety of housing typology outcomes sought by the National Policy Statement —
Urban Development 2020, whilst also providing for a high-quality and well-functioning urban
environment.

Development of the Precinct needs to occur in stages to ensure there is appropriate infrastructure
available at the various stages to service the development. An on-site wastewater solution is proposed
to service the initial stages of development prior to connection to an extended reticulated network
being available.

Regarding water supply, there is capacity in the existing reticulated water network to service the
proposed development. An onsite solution will be needed to supplement the system during the periods
when the water supply for Kerikeri and Waipapa experiences an algal bloom. Currently when this
happens, the reticulated network is supplemented by a water take from the Kerikeri River. However,
the River is at capacity, meaning another backup solution needs to be found for the site. It is likely that
this solution could be an on-site bore/groundwater take.

The Precinct is required to manage flood hazard risk on the subject land, and potentially the wider area.
The land within the Precinct is susceptible to the 1:100 AEP Flood hazard. Flood modelling has been
undertaken and an indicative floodway shown through the site to manage the natural hazard risk.
Securing the land for the floodway needs to occur prior to subdivision or works occurring in the Precinct.

Specific provisions are required to manage the amount retail floor space to ensure the area does not
detrimentally compete with the existing Kerikeri town centre.

The zoning rules as per Part 3 of the proposed District Plan apply to the site. 5554.046

The district wide rules as per Part 2 of the proposed District Plan apply to the site. 554,047



Objectives

BL-O1

The Brownlie Land Precinct enables staged urban development of the land to integrate with
the provision of infrastructure.
§$554.048

BL-O2

Infrastructure upgrades and extensions are facilitated and provided in an efficient way
associated with the scale of urban development enabled.

BL-O3

To create a well-functioning, quality urban environment through:

(a) Provision of non-vehicular access to Rainbow Falls — Waianiwaniwa, a connected
pedestrian and cycle network through the site and transport connections to areas
beyond the site.

(b) Providing opportunity to improve resilience of the State Highway network through
provision of alternative access routes.

(c) Improve vehicle connectivity between Kerikeri and Waipapa.

(d) Management of flood hazard risk by way of a floodway constructed to achieve a
naturalised outcome.

(e) Protect and enhance natural assets through the provision of Open Space areas,
esplanade and other reserves or shared spaces.

(f) Enabling urban development to meet demand for urban development capacity.

Policies

BL-P1

Limit the scale of development enabled by onsite servicing and actively work to secure
appropriate public reticulated infrastructure services to facilitate full urban development of
the land.

BL-P2

Secure a defined floodway area over the land prior to, or as part of the first stage of any
development activity, to ensure the flood hazard risk is managed.

BL-P3

Limit the extent of retail activity gross floor area to ensure the continued vitality of Kerikeri
town centre.

BL-P4

Deliver and secure pedestrian and cycle connectivity through the development harnessing
the amenity associated with the Kerikeri river and proposed naturalised floodway.

BL-P5

Provide open spaces to protect natural site features in the amphitheatre which includes
native vegetation, stream, wetland, and waterfall areas.




Notes:

Part 2- District-Wide Matters of the District Plan apply to a proposed activity within the
Precinct

Part 3- Area Specific Matters apply to the Precinct in regard to the appropriately zoned land,
being General Residential, Mixed Use and Open Space and Recreation Zones.

The Precinct provisions apply in addition to those matters listed within Part 2 and 3 of the
Proposed District Plan.

Refer to the “how the plan works” chapter to determine the activity status of a proposed
activity where resource consent is required under multiple rules.

Brownlie Land
Precinct

Brownlie Land
Precinct

BL-R1
Activity status: Permitted

Where:
Prior to the occupation of a building or habitable

structure, the floodway must be constructed and
legally secured.

Activity status: Restricted Discretionary

Where:
No more than 5 retail or commercial premises are
provided to service the neighbourhood.

The new building/s or structure/s complies with the
standards:

MUZ-S1 Maximum height

MUZ-S2 Height in relation to boundary

MUZ-S3 Setback (excluding from MHWS or wetland,

lake and river margins)

MUZ-S4 Setback from MHWS

Activity status where
compliance not achieved with
BL-R1

Restricted Discretionary

Matters of discretion are
restricted to:
a. Management of flood

hazard.

Risk to proposed buildings
associated with flooding.
Risks to other persons or
property associated with
the proposal in relation to
flood hazard.

b.

Activity status where compliance
not achieved with BL-R2
Discretionary



https://farnorth.isoplan.co.nz/eplan/rules/0/32/0/0/0/crossrefhref#Rules/0/32/1/6345/0
https://farnorth.isoplan.co.nz/eplan/rules/0/32/0/0/0/crossrefhref#Rules/0/32/1/6383/0
https://farnorth.isoplan.co.nz/eplan/rules/0/32/0/0/0/crossrefhref#Rules/0/32/1/6470/0
https://farnorth.isoplan.co.nz/eplan/rules/0/32/0/0/0/crossrefhref#Rules/0/32/1/6470/0
https://farnorth.isoplan.co.nz/eplan/rules/0/32/0/0/0/crossrefhref#Rules/0/32/1/26718/0

MUZ-S5 Pedestrian frontages

MUZ-S6 Verandahs

MUZ-S7 Outdoor storage

MUZ-S8 Landscaping and screening on road
boundaries

MUZ-S9 Landscaping and screening for sites adjoining
a site zoned residential, open space or rural
residential

MUZ-S10 Coverage

Brownlie Land Activity status: Restricted Discretionary
Precinct

Where:

As part of the first resource consent application for
any subdivision, use or development within the
Precinct, a Comprehensive Development Plan shall be
submitted for approval containing the following
information:

1. The layout, location and type of proposed
lots,.

2. Road access points.

3. Internal roads, private access ways,
pedestrian and cycle connections.

4. Detail of infrastructure servicing
requirements, including staging triggers for
delivery of development.

5. A comprehensive stormwater management|Activity status where compliance

plan. not achieved with BL-R3
6. Detail of proposed reserves including reserves|Discretionary
to vest.

7. Detail of natural hazard mitigation measures
including provision for legally securing the
land required for flood hazard mitigation and
detail and plans for the physical construction
of the floodway.

Note this detail may be supplied and approved
as a separate component to the CDP ahead of|
all other development activity.

8. Detail of the location of a Neighbourhood
Centre to provide retail premises to support
the residential neighbourhood.

The Comprehensive Development Plan may be
implemented in stages.



https://farnorth.isoplan.co.nz/eplan/rules/0/32/0/0/0/crossrefhref#Rules/0/32/1/6472/0
https://farnorth.isoplan.co.nz/eplan/rules/0/32/0/0/0/crossrefhref#Rules/0/32/1/6474/0
https://farnorth.isoplan.co.nz/eplan/rules/0/32/0/0/0/crossrefhref#Rules/0/32/1/6476/0
https://farnorth.isoplan.co.nz/eplan/rules/0/32/0/0/0/crossrefhref#Rules/0/32/1/6478/0
https://farnorth.isoplan.co.nz/eplan/rules/0/32/0/0/0/crossrefhref#Rules/0/32/1/6478/0
https://farnorth.isoplan.co.nz/eplan/rules/0/32/0/0/0/crossrefhref#Rules/0/32/1/6488/0
https://farnorth.isoplan.co.nz/eplan/rules/0/32/0/0/0/crossrefhref#Rules/0/32/1/6488/0
https://farnorth.isoplan.co.nz/eplan/rules/0/32/0/0/0/crossrefhref#Rules/0/32/1/6488/0
https://farnorth.isoplan.co.nz/eplan/rules/0/32/0/0/0/crossrefhref#Rules/0/32/1/6504/0
https://farnorth.isoplan.co.nz/eplan/rules/0/141/0/0/0/64

Matter of discretion are restricted to:

a. The suitability of infrastructure provision.

b. Alignment of development staging with the
provision of infrastructure.

c. The management of stormwater to avoid, or
otherwise mitigate the effects of stormwater
on the environment.

d. The extent to which pedestrian and cycle
connections utilise and enhance access to
Rainbow Falls — Waianiwaniwa, the Kerikeri
river, the Sports Hub and the wider area.

e. The suitability of reserves to vest in relation
to location, connectedness, topography and
access to services.

f.  The management of flood hazard to avoid
flood hazard effects on urban development.

g. The design of sites to achieve a quality,
sustainable urban environment, including but
not limited to solar access, multi modal
transport connections, walkability, amenity
and connection to nature.

h. The appropriateness of scale and location of
a neighbourhood centre.

i. The appropriateness of activities and
buildings proposed in the Mixed Use zone,
and the layout of sites to provide a dual
frontage to State Highway 10 and the
internal road network.

Brownlie Land Activity Status: Discretionary
Precinct

Brownlie Land Activity Status: Permitted
Precinct
Where:
Activity status where compliance
The total retail floor space in the Mixed Use zone not achieved with BL-R5

shall not exceed 7,500m? excluding a supermarket.  [Discretionary

Note: retail activities include Large Format Retail,
repair centres and trade suppliers
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This Structure Plan has been prepared by The Planning Collective Limited and Pacific Environments Limited to inform the Submission to the Proposed Far North
District Plan Review on behalf of Kiwi Fresh Orange Company Limited. The Structure Plan and related submission pertains to land at 1828 and 1878 State
Highway 10, Waipapa, Waitotara Drive, Kerikeri and Lot 1 DP 333643, Lot 2 DP 76850, Part Section 13 Block X Kerikeri Survey and Lot 6 DP 6704

(TPC Reference: KFO-024-22).
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Appendices

Appendix 1:
Appendix 2:
Appendix 3:

Appendix 4:

Site Constraints and Opportunity
Transport Options Plan
Proposed Structure Plan

Existing and Proposed Zoning of the Site, including Overlays and Precinct Area



Executive Summary

This Structure Plan provides the background and justification for The Brownlie Land Structure Plan proposed as part of Kiwi Fresh Orange Company Limited's
submission on the Proposed District Plan. In particular, it draws upon detailed expert reports of various disciplines to inform a proposal to live urban zone The
Brownlie Land Structure Plan area, providing housing and business development capacity while managing the effects of urban development, integrating with
the existing built environment and protecting high-value natural environment.

The Vision

To create an exemplar high-quality urban environment, reflecting a strong pattern of natural elements, providing seamless connections to Waipapa and Kerikeri
whilst contributing to the overall unique character and vitality of Kerikeri - the largest urban centre in the Far North District.

The land exhibits high quality natural features that can be protected and enhanced. The opportunity to manage flood hazards in the area provides further
opportunity to strengthen natural environment elements and the land is strategically well placed to provide strong multi modal transportation connectivity.

Vision Statement

The Brownlie Land is strategically located between the townships of Kerikeri and Waipapa and will provide for a high-quality urban environment that has a
seamless connection to both Kerikeri and Waipapa, while reinforcing the unique characteristics of Kerikeri and the wider region. Urban development can be
achieved that will contribute positively to the existing town centre and urban areas of Kerikeri and Waipapa as both have different and distinctive character.

The vision statement is supported by key objectives relating to achieving a quality urban environment, enhanced natural environment, provision of business
and mixed-use commercial land to support the residential land uses. Walkways and shared paths will connect the future land uses to Kerikeri and Waipapa as
well as provide access to Rainbow Falls.
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The Structure Plan Area

The proposed Structure Plan area encompasses approximately 197ha of land to the northwest of Kerikeri Township extending west to State Highway 10 and
Waipapa. The land is currently zoned Rural Production under the Operative Far North District Plan. The boundary of the Structure Plan area is well defined by
the Kerikeri River on its north, eastern and western boundaries, with the Bay of Islands Golf Course to the South and State Highway 10 to the Southwest. The
Kerikeri River is a significant natural element that contributes to the character of Kerikeri and the surrounding area. The River extends east past the historic
Stone Store (the oldest surviving stone building in New Zealand) discharging out to the Bay of Islands.

Kerikeri is the largest town in the Far North District located 85km north of Whangarei. The easiest and most direct route to Kerikeri is via State Highway 1, then
onto State Highway 10 at Pakaraka. Kerikeri Road is located off State Highway 10. Kerikeri is well known for its temperate climate and its natural and cultural
heritage values.

A full description of the context of the Site is outlined in Section 4 of this Report.

Key elements of the Structure Plan to be considered

Development of the Structure Plan has considered the constraints and opportunities of the subject land and the wider context including the urban areas of
Kerikeri and Waipapa. A detailed process of issue identification; constraints and opportunities mapping has been undertaken to determine the best, most
appropriate land uses, taking into account the following matters:

e The relationship to the existing urban areas of Kerikeri and Waipapa.

e The relationship of rural land and reverse sensitivity issues.

e Cultural values.

e Transportation considerations and connectivity with the wider area.

e Natural environment considerations- areas of native vegetation and wetlands, the location of the Kerikeri River and the location of Rainbow Falls.

e The presence and management of natural hazard risk — flooding.

e Topography and geotechnical characteristics.

e Infrastructure servicing- sequencing and capacity of existing networks.

e Open space, recreation, and community facilities.
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e Compact urban form and efficiency.

e The expected population growth in the foreseeable future — with reference to the National Policy Statement — Urban Development short, medium and
long-term; as well as for the provision of housing choice including affordable housing options.

e Economic factors- efficiency of development with respect to location, development costs and achieving a sustainable balance between the provision
of housing and employment land, reflecting the different existing and likely future roles of Kerikeri and Waipapa.

The Structure Plan area is a natural extension of urban land between Kerikeri and Waipapa- providing an opportunity for efficient high quality urban
development to meet the future growth of Kerikeri and Waipapa.

Natural Hazards: The Site and surrounding area of Waipapa are susceptible to the 1:100 AEP Flood hazard. The Structure Plan shows an indicative floodway
that runs through the Site to manage the natural hazard flood risk on the subject land.

Wastewater: There is currently limited or no capacity in the existing wastewater system for new connections from land that is not currently zoned urban in the
FNDC Proposed District Plan. Significant upgrades or a new wastewater treatment plant solution are required to service the proposed development. Integration
with the FNDC timeframes for their planned infrastructure upgrades as detailed in the Long-Term Plan 2018-28 will be key to the success of the development.
The new development will be designed to connect to a reticulated wastewater system and the delivery of development will be integrated with infrastructure
development and the provision of the required capacity. At this point in time, any onsite discharge solution will be decommissioned, and the remainder of the
land will be developed in a staged approach.

Water Supply: There is capacity in the existing reticulated water network to service the proposed development. An onsite solution will be needed to supplement
the system during the periods when the water supply for Kerikeri and Waipapa experiences an algal bloom. Currently when this happens, the reticulated
network is supplemented by a water take from the Kerikeri River. However, the River is at capacity, meaning another backup solution needs to be found for the
Site. It is likely that this solution could be an on-site bore/groundwater take and an assessment is currently underway.

Stormwater: Stormwater detention, retention and treatment will be provided for onsite and the stormwater from the development will be treated via a series
of green corridors prior to the discharge to the River or the wetland on Site.
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Transport: A number of transport links are being explored to provide connections to Waipapa and Kerikeri. A future connection to this main highway is key to
the success of the Structure Plan area. There is opportunity to create a new intersection with Puketotara Road. Four potential transport options are presented
within the Structure Plan.

Urban Form: The urban form has been considered and developed to provide multiple connections and provide a range of land uses that will compliment and
not compete with Kerikeri or Waipapa. Importantly the structure plan area provides an opportunity to accommodate population growth over the next decades
in an efficient and connected way. The outcomes of the Structure Plan respond to the matters above, resulting in primarily residential zoning with a commercial
area against SH10 to provide an appropriate urban relationship to Waipapa, adjoin the Highway with suitable urban activities that will create a suitably active
frontage and mitigate noise, traffic and pedestrian safety associated with the Highway. By being residential focussed the area can contribute to accommodating
the strong demand for housing identified in the region in an efficient way where residents can live in very close proximity to employment, commercial/retail
and amenity areas.

Natural Environment and Heritage:The design of the proposed development will be guided by the location of the identified natural features and their protection
and enhancement to the greatest extent practicable. These features will be incorporated into the development as part of the green corridor network and the
pedestrian and cycling network. The overall aim of the Structure Plan is to protect and enhance the existing ecological areas on the Site. However, some of the
natural features may need to be modified to provide for the infrastructure connections and local road network on the Site. This would be addressed in detail
at the future development stage. Rainbow Falls are a significant natural feature and tourist attraction for Kerikeri. At the moment, access to the Falls is only
available via the existing Kerikeri River Track. Through the proposed greenways identified in the Structure Plan, Rainbow Falls is highlighted as a natural asset
for protection and enhancement, ensuring that the effects associated with the development of the Structure Plan do not adversely affect the Falls. The general
public will have greater access to be able to view and enjoy the Falls from the Site.

Open Space and Recreation: The southern side of Kerikeri River is currently not accessible to the public. An objective of the proposed development is to create
a green corridor along the River edge to facilitate walking and cycling creating a high level of amenity for the residents of Kerikeri/Waipapa. The floodway shown
within the Structure Plan presents an opportunity to create a green corridor through the Site for walking and cycling and general public enjoyment. The Site is
in close locality to the Kerikeri Sports Hub off SH10. Pedestrian connections could be created from the proposed development to the Sports Hub.
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Implementation and Staging

It is anticipated that the Structure Plan area will provide for approximately 1,500- 2,000 dwellings, providing a range of living options from a standalone house
to town houses and low-rise apartments. The Structure Plan area will also contribute circa 54,500 m? of GFA commercial space (including a hotel development)
to service Kerikeri and Waipapa. It is also anticipated that a primary school and retirement village may be located within the Structure Plan area.

Construction and development will occur in stages. Wastewater, water supply and transportation infrastructure availability will need to be delivered in

integration with the delivery of development.
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The Structure Plan
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1. Introduction

This document provides the background and justification for the Structure Plan for The Brownlie Land (name to be confirmed). This report is written in
conjunction with Pacific Environments Architects Limited as it incorporates the Neighbourhood Urban Design Statement.

The proposed Structure Plan for the Site has been developed following the review of detailed technical reports across a wide range of disciplines to inform the
land use proposal. Consideration has also been given to development constraints for the Site with regards to infrastructure servicing.

The Kerikeri Waipapa Structure Plan 2007 is the most relevant structure plan to guide urban development in the area. It is understood that FNDC are currently
reviewing this Structure Plan. The Kerikeri Waipapa Structure Plan 2007 anticipated that population growth between 2001 and 2026 would double from 7,830
in 2001 to 16,835 in 2026, The Structure Plan document also noted that the population is aging and that there continues to be demand for land for commercial,
industrial and retail purposes around Waipapa and in the Kerikeri CBD.

Kerikeriis strategically located within the Far North Region, being the largest northern town, providing a range of services to support the rural and coastal areas
of the North. Kerikeri is located in close proximity to the popular tourist destination of the Bay of Islands, including Paihia and Russell. Waipapa is supports the
Far North through the provision of a range of light and heavy industrial activities as well as residential development. Waipapa serves as a key service town for
the Far North, supporting the surrounding businesses, as well as the rural and horticultural activities.

Travel times:
- Auckland to Kerikeri: 3 hours 30 minutes
- Whangarei to Kerikeri: 1 hour 10 minutes
- Paihia to Kerikeri: 23 minutes
- Kerikeri to Kaikohe: 25 minutes
- Kerikeri to Kaitaia: 1 hour 30 minutes
- Kerikeri to Waipapa: 10 minutes
- Kerikeri to Cape Reinga: 2 hours 30 minutes

! Draft Kerikeri-Waipapa Structure Plan (fndc.govt.nz) -Kerikeri Waipapa Structure Plan- September 2007.
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The development of the proposed Structure Plan area will provide for the anticipated growth within the Kerikeri and Waipapa area. Urban Economics project
that the rate of population growth in the Northland region will be approximately 5% share of national growth per annum over the next 10 years.?

For all the reasons outline above, Kerikeri is a desirable place to live, work and play. Housing affordability and supply is a known barrier for people moving to
Kerikeri. The ability to successfully work from home has changed the way people work. The lifestyle that the Far North has to offer is also a key driver for retirees
moving to the region.

1.1 The Structure Plan Area

The proposed Structure Plan area encompasses approximately 197ha of land to the west of Kerikeri Township, currently zoned Rural Production under the
Operative Far North District Plan. The boundary of the Structure Plan area is well defined by the Kerikeri River on its north, eastern and western boundaries,
with the Bay of Islands Golf Course to the South and State Highway 10 to the Southwest. The Structure Plan area is shown in Figure 1.

Kerikeri and Waipapa are also strategically located within the Far North Region, being the largest township in the Far North. The land area is strategically located
adjacent to the Kerikeri River and State Highway 10 and the Bay of Islands Golf Club.

2 Urban Economics report, Figure 9, page 15.
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Figure 1: Local Features (Source: Google Maps, October 2022)
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1.2 The Growth Challenge

As outlined in the Economic Assessment, prepared by Urban Economics to support the Structure Plan, Far North’s annual population growth has increased from
around 300 people per annum over the 2000-2012 period, to around 1,500 per annum over the 2012-2020. This represents a major step-change in the Far
North’s population growth and has now been occurring for ten years.

The Economic Assessment also notes that over the 2013-2021 period, the population for Kerikeri increased by around 310 per annum. Urban Economics
population projections note that there is a projected increase of 500 (Medium Growth) to 760 (high growth) per annum over the 2023-2028 period. This rate
of growth requires careful planning to ensure that quality environmental outcomes are achieved.

1.2.1 Housing demand

Urban Economics have undertaken an assessment of the Plan Enabled Development enabled by the Proposed District Plan within Kerikeri. Under both the
medium and high growth scenarios, there is enough land within the General Residential Zone (and supported by infill housing) to meet the short-term
development capacity requirements under the National Policy Statement for Urban Development (NPS-UD). However, Urban Economics note that the housing
demand for the medium- and long-term population growth is not met by the current Proposed District Plan zoning.

Following the assessment provided by Urban Economics, it is clear that additional land is required to be zoned for General Residential Use within the Proposed
District Plan to meet the demands associated with the projected population growth. The Proposed District Plan does not provide 10 years of housing supply as
per the requirements of the NPS-UD and Section 31(1)(aa) of the Resource Management Act 1991. The current demand for housing cannot be met by infill
housing alone, as per the current approach within the Proposed District Plan.

The Urban economics Assessment also notes that there is an anticipated demand for two additional retirement villages by 2032. These types of developments
typically require between 5ha and 10ha of land. This type of housing option cannot be delivered through infill housing. Additional greenfield land needs to be
allocated for providing for this type of land use.
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1.2.2 Business demand

Kerikeri and Waipapa have their own distinct identities, which are important to retain. The Urban Economics report notes that there is demand for 5,870m? of
convenience retail floor space as of 2022, with demand increasing to 7,500m? by 2032. With the increase in population, commercial land will be in demand to

service the growing population.

In section 7 of the report, it is concluded that approximately 17.5 hectares net land area is required for commercial and employment related activities, which
can be provided for within the Structure Plan.

1.3 Whatis a Structure Plan and what outcomes should the Structure Plan achieve?

Structure Planning is a tool for managing the effects and demands of a development or redevelopment of larger areas held in multiple ownership in an integrated
holistic and orderly way. It is an effective means to achieve sustainable management of natural and physical resources, particularly in an urban context. Source:
Quality Planning Website.

The Structure Plan should achieve a coordinated and holistic framework to guide the future development of a specified location i.e. the Structure Plan area;
that will achieve the management of natural and physical resources and enable development to be undertaken in a way that avoids significant adverse effects

on the environment.

As determined by the Economic Assessment, there is a demand for additional housing options and commercial land within Kerikeri and Waipapa. The ongoing
vitality of Kerikeri and Waipapa depends on new business, more jobs and other population supporting activities, being able to establish in this area.
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2. Development of the Structure Plan

The purpose of this Structure Plan was to examine the suitability of the land for urban development. The purpose of this exercise was to inform a Submission
to the Proposed District Plan and determine whether there was a sound basis for seeking that some or all the land be zoned urban.

The Structure Plan for this area of land has been prepared following several years engagement with the community including input and consultation with Far
North District Council, Ngati Réhia and various other community groups, including Vision Kerikeri, The Rotary Groups and the Bay of Islands Golf Club.

Detailed analysis of the technical reports, the outcomes of consultation and the GIS mapping constraints have been utilised to inform preparation of the
Structure Plan. These technical reports inform the Structure Plan and are appended to the s32 Report.

The Structure Plan has been prepared taking into consideration all relevant statutory documents such as National policy Statements, National Environmental
Standards, the regional Policy Statement for Northland and Regional Plans as well as statutory and non-statutory documents relevant to planning.

Economic analysis demonstrates there is demand for the more land to be zoned for urban purposes in the Kerikeri / Waipapa area. This includes residential and
business land. Providing for this demand is in keeping with the National Policy Statement — Urban Development.
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3. Vision and Objectives

3.1 Vision

To create an exemplar high-quality urban environment, reflecting a strong pattern of natural elements, providing seamless connections to Waipapa and Kerikeri
whilst contributing to the overall unique character and vitality of Kerikeri - the largest urban centre in the Far North District.

The land exhibits high quality natural features that can be protected and enhanced. The opportunity to manage flood hazards in the area provides further
opportunity to strengthen natural environment elements and the land is strategically well-placed to provide strong multi-modal transportation connectivity.

Vison Statement

The Brownlie Land is strategically located between the townships of Kerikeri and Waipapa and will provide for a high-quality urban environment that has a
seamless connection to both Kerikeri and Waipapa, while reinforcing the unique characteristics of Kerikeri and the wider region. Urban development can be
achieved that will contribute positively to the existing town centre and urban areas of Kerikeri and Waipapa as both have different and distinctive character.

The vision statement is supported by key objectives relating to achieving a quality urban environment, enhanced natural environment, provision of business
and mixed-use commercial land to support the residential land uses. Walkways and shared paths will connect the future land uses to Kerikeri and Waipapa as
well as provide access to Rainbow Falls.

3.2  Structure Plan Objectives and Guiding Principles

Objectives:

1. To provide for the growth demands of Kerikeri and Waipapa in a strategic manner that will achieve efficient, connected, high-quality, and sustainable
urban outcomes.

2. Recognise the existing different urban roles of Kerikeri and Waipapa and support and integrate the development with those existing uses.
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10.

Reflect and incorporate Ngati Réhia values in the development of the land.

To integrate urban development with efficient infrastructure servicing (physically, spatially, and economically) and to align the expansion and extension
of reticulated infrastructure with the FNDC levels of service and proposed infrastructure upgrades.

Ensure that the infrastructure provided to service future development is resilient and has sufficient capacity to respond to future growth demands.
Promote an urban character that reflects the unique characteristics of Kerikeri in terms of temperate climate, strong Maori and European heritage,
proximity to the coastal environment, and presence of horticultural activities.

Reduce the creation of solid waste through sustainable design solutions and material choices during construction.

Promote energy use reduction through, sustainable urban form including the creation of walkable catchments, pedestrian, and cycle connections
throughout the development and to the wider area.

Promote the use of solar energy to harness the benefits of the temperate climate.

Encourage sustainability in food production through the provision of community gardens, common allotments, use of appropriate spaces in proposed
reserve areas, and provision of a range of site sizes.

Structure Plan Principles:

Transport:

1.

©® N o Uk wN

Create opportunity for a strong east / west transportation link between Kerikeri and Waipapa.

Facilitate connectivity and integration of all modes of Transport.

Provide a single connection to SH10.

Optimise activation of the reserve areas and open space/natural open space zoned land to ensure that the River is always accessible.
Integrate shared spaces and pathways with the flood management spillway.

Ensure that new dwellings are designed to have passive surveillance over pedestrian paths and parks.

Provide opportunities to connect with nature through provision of pathways through wetland and riparian areas.

Provide walking and cycling connections to Rainbow Falls, and opportunity for connections to the existing trails within Kerikeri.

Flood Management:

1.
2.

Create a spillway for flood management that is designed as an asset for public open space in order to maximise recreation and amenity opportunities.
Manage the flooding constraints on the Site in a way that enables the efficient development of land.
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3. Where possible, aim to mitigate flood risk for the wider Kerikeri and Waipapa communities.
4. Align flood mitigation outcomes with ecological and environmental outcomes.

Landscape and urban design:

1. Development is to provide a high level of living amenity that reflects and is respectful to the form and character of Kerikeri.
Achieve a compact and efficient urban form that responds to the physical characteristic and constraints of the Site.
Provide a mix of residential living opportunities supported by an appropriate extent and mix of non-residential activity such as commercial and retail
activities.

4. Use the open space zones as a framework that ties the development together. The use of the open space and natural open space zone is to be
multifaceted (i.e., stormwater, wildlife, transport connections, amenity).

5. Promote non-vehicular modes of transport.
Minimise barriers between public and private spaces.

7. Support higher density development in close proximity to amenity, transport connections and access to open space.

Economics:

Achieve flexibility in housing sizes and options to respond to demand and market changes.

Provide for a mix on non-residential activity to support the community.

Allow for the staging of the development, while ensuring that multiple stages can occur at the same time.
Provide for a mix of uses within the Site- residential, commercial, and social.

Provide local employment options and opportunities.

o v h wWwN =

Provide for affordable housing options.
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4. Spatial Context

The land within the Structure Plan area adjoins the Kerikeri River. Te Araroa Trail, which runs the length of New Zealand is located on the northern side of the
River. Land to the Northeast is zoned Rural Residential. The land accessed from Waitotara Drive is zoned for rural production purposes, however, this land is
currently being used for rural residential purposes. To the Southeast is the Bay of Islands Golf Course. The land within the Structure Plan area is currently zoned
Rural Production and is being used for dairy farming.

The Site is located strategically between Kerikeri and Waipapa and presents a significant opportunity to integrate the development between the two towns in
a compact and efficient manner. Kerikeri commercial area is characterised by typically fine-grained retail and supporting commercial activities. Waipapa urban
area is typically characterised by industrial and large format retail activities.

The residential development in Kerikeri is older style development to the east of the Bay of Islands Golf Club land with newer development further east and to
the south of the town centre. Beyond the urban fringe are rural residential living sites. Along Kerikeri Road there is a broad mix of land uses ranging from
garden centres, boutique production and associated retail activities and a range of visitor accommodation options.

The land to the south of Kerikeri and to the North of Waipapa is proposed to be zoned for horticultural purposes. reflective of current and potential land use.
The presence and identification of horticulture land limits where feasible urban growth can occur to provide for the growth needs of Kerikeri and Waipapa.
Land on the fringes of Kerikeri and Waipapa is zoned and proposed to remain zoned for Rural Residential purposes.

Immediately to the north of the Site is a 46.77-hectare piece of land owned by Far North District Council that is being developed for a sports hub to cater for
multiple sporting disciplines.
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Figure 2: FNDC Proposed District Plan — Zoning map of Kerikeri and Waipapa
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4.1 Description of the Site

The proposed Structure Plan area encompasses approximately 197ha of land to the northwest of Kerikeri Township extending west to State Highway 10 and
Waipapa. The land is currently zoned Rural Production under the Operative Far North District Plan. The boundary of the Structure Plan area is well defined by
the Kerikeri River on its north, eastern and western boundaries, with the Bay of Islands Golf Course to the South and State Highway 10 to the Southwest.

The Kerikeri River is a significant natural element that contributes to the character of Kerikeri and the surrounding area. The River extends east past the historic
Stone Store (the oldest surviving stone building in New Zealand) discharging out to the Bay of Islands.

Kerikeri is the largest town in the Far North District located 85km north of Whangarei. The easiest and most direct route to Kerikeri is via State Highway 1, then
onto State Highway 10 at Pakaraka. Kerikeri Road is located off State Highway 10. Kerikeri is well known for its temperate climate and its natural and cultural

heritage values.

The land within the Structure Plan area is currently used for grazing of cattle and dairy farming. A small parcel of land parcel fronting Waitotara Drive and
located adjacent to the Kerikeri River, is currently mown.

41.1 Geotechnical Context

The Structure Plan is supported by a Geotechnical Site Suitability Assessment provided by LDE dated June 17 2022. The Report concludes that the land is suitable
for urban development based on the desk top analysis, Site walkover and initial geotechnical investigation.

Based on the investigation and appraisal of the site reported herein, the subject area has been assessed as suitable for residential development.

Based on our assessment of stability and other natural hazards, we consider that there are no significant geotechnical constraints. Specific foundation
design will however be required to address the expansive soils identified across the site.

Adequate provision for access to the future developments is provided in the scheme plan and only minor earthworks will be required.
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Further geotechnical investigations will be required to determine the location and design of the proposed spillway.
In addition, the following points can be made regarding the characteristics of the Site:

- Earthquake hazards and the risk of liquefaction is low

- The risk of tsunami inundation is negligible

- Land adjacent to the Kerikeri River may be susceptible to lateral spreading in an earthquake
- There is evidence of historic slope instability, but failures are minor

- Near surface soils are highly plastic and moderately to highly expansive

4.1.2 Hydrological Context

The Structure Plan is supported by a Hydrological Report, prepared by E2. The Report notes that Flood management is a significant constraint for the
development of the Site.

The Site is bound by the Kerikeri River to the north, west and east of the Site. The River is generally 20 to 30m wide. Rainbow Falls is a waterfall within the
Kerikeri River that has a drop height of approximately 25m. There are two on site waterfalls that have a drop of 15m and 20m and are fed by smaller waterways
that run though the Site.

The Puketotara Stream flows into the Kerikeri River approximately 275m down steam of the southeast corner of the Site.

4.1.3 Ecological Context

The Structure Plan is supported by an Ecological Assessment, prepared by Bioresearches. The assessment noted that there are many different freshwater
habitats on the Site including farm drains, ponds, streams, the Kerikeri / Waipekakoura River, Puketotara Stream and natural wetlands. Figure 3 shows the
location of the identified freshwater habitats by Bioresearches.

In summary, the report concluded that:
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e the majority of the farmland is well maintained with a series of farm drainage channels located throughout the Site.

e The gully between the golf course and the farm has well established native vegetation and ‘natural wetlands’ and is therefore subject to the NES-F
regulations regarding wetlands.

e The central flood path could provide some constraints with regards to potential streams in the pathway and the wetlands. Investigation of the status
of the flood mitigation measures as ‘specified infrastructure’ is recommended.

e A 20m esplanade reserve will be required upon subdivision. This will protect most the existing riparian vegetation but there are several areas,
particularly in the northern corner where this would need to be wider to include all of the established native riparian vegetation.

The Kerikeri River boarders the Site to the north and provides significant amenity and recreational opportunities, including opportunities for ecological
enhancement. Overall, Bioresearches concluded that there are few ecological constraints
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Figure 3: Freshwater habitats within the Kerikeri Plan Change Area
(Dark blue — rivers/streams; blue — ponds; light blue — assumed streams; green — natural wetlands; yellow — farm drains)
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41.4 Economic Context

Waipapa is a growing service centre for the Far North region, offering a range of light industrial, larger format retail stores, and commercial services to support
the businesses within the Far North. Waipapa is strategically located on State Highway 10 and can be accessed from Kerikeri either by State Highway 10 or the
Twin Coast Discovery Highway that connects to Waipapa Road. Kerikeri has historically been known for its horticultural activities and citrus orchards. Today,
this type of land use still shapes the character of Kerikeri and the local economy.

The population of the Far North is growing. In 2021 the population of Far North District increased by 1,200 people. This reflects a trend exhibited since 2014,
where prior to 2015 population growth in the district had typically been a 200 — 300 person increase per annum.

Urban Economics (“UE”) have prepared an economic assessment to determine the demand for additional urban land in this location and the range of urban
land uses that may be appropriate from an economic perspective.

UE report that:

1.  Executive Summary

New Zealand's population increased by 32, 6800 lor the vear anding March 2021 and by 3,000 for
the year ending March 2022,

By comparison the Auckland population has declined by 1,300 people Tor the yvear ending March
2021 and by 4,500 for the year ending March 2022, This is the first decling Auckland has seen since
1861 and this exodus has led to the rise of the population in the regions.
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Far North's annual population growth has increased from around 300 people per annum aver the
2000-2012 period to around 1,500 per anmum owar the 2002-2020 period. This represents a major
step-change in the Far North's population growth and has now been occurring for ten years,

There have been same notable demographic changes that have underpinned population grawth in
HKerikeri since 2014, This has been driven by an increase in empty nesters and retirees entering the
town. This is likely Because Kerikeri is a pepular destimnation for Aucklanders Isoking to move into
the Far Morth, given it is the largest town and offers a range ol amenities (ratail, communily,
recreation, etc).

Over the 2013-2021 period, the population for Herkeri increased by arownd 310 per annum. Both
Shatistics NZ and infometrics expect this growth o drop over the 2023-2028 period, to 160 and 220
respectively, a drop of 48% and 29%. By contrast, the UE Medium projections are for an increase
to 500 people per annum over the 2023-2028 period, and the UE High projections are for an
increase of 760 people per annum over the 2023-2028 pericd,

UE analysis concludes that there is 5.4-6.4 years capacity in terms of a Reasonably Expected to be Realised Market Scenario related to the Far North District
Council’s proposed approach in the Proposed District Plan of providing for the growth demand through infill housing in the existing urban area. This outcome
indicates that the short-term development capacity requirements of the National Policy Statement — Urban Development (“NPS-UD”)

can be met, but that the medium and long-term development capacity requirements are not met.

If development capacity demands are not met housing will become more unaffordable. More land is required for urban development around Kerikeri and
Waipapa to fulfil the requirements of the NPS-UD.

Figure 30 in the Urban Economics assessment shows that between September 2020 and 2022 the greatest proportion of dwellings in Kerikeri sold in the $700-
$800,00 price bracket. The next greatest proportions were in the $800-5900,000 bracket and then properties in the $900-51,000,000 price bracket. The demand
for new homes within the Far North and within Kerikeri in particular is not keeping up with supply, meaning housing unaffordability is increasing.
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4.1.5 Landscape Context

A Landscape and Visual Assessment has been provided by Littoralis Landscape Architects to support the Structure Plan. It is noted that the Site has a
predominantly gentle terrain and is visually contained.

In section D the analysis identifies the landscape opportunities and constraints that have informed the Structure Plan. These opportunities and constraints
are summarised as follows:

e A distinctive character and identity that infuses the wider context of the Site as a result of its soils, topography, catchment pattern and climate. This
combination of geophysical qualities imbues Kerikeri with a rich history of growing food and, in the past century, a reputation for supporting subtropical
plants for both fruit crop and amenity purposes. That established character can be distilled and expanded through future urban areas to give it further
strength.

o Much of the Site is relatively featureless and virtually flat, so that large portion of the land is unconstrained within the scope of this assessment.

e Those parts which aren’t almost flat occupy steep flanks dropping to riparian areas, where care for habitat values, associated visual amenity and
providing for off-road access can offer heightened value to development on the “easy” part of the land and surrounding areas beyond the Site.

e Watercourses lining two edges of the Site as part of a clearly expressed catchment system that converges on the margin of the land. The combination
of the Kerikeri River corridor and the Puketotara Stream, along with their indigenous riparian vegetation associations, create a frame to approximately
2/3 of the perimeter of the Site.

e A related network of existing Open Space — as outlined in the preceding section — that incorporates “destination” reserves as well as narrower access
and waterside management strips.

e Frontage to SH10 and very close proximity to Kerikeri offers scope for unification of these currently separated urban hubs and residential areas.

e Asignificant flooding limitation across a large section of the land leads to a solution that opens considerable potential amenity and character opportunity
through the development of a corridor to channel those floodwaters.

The landscape related Structure Plan components include the riparian margins, the floodway and non-vehicular corridors that can provide strategic linkages to
Kerikeri and Waipapa, including the Sports Hub.

The landscape assessment concludes:
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Far North District Council’s Kerikeri Sports Hub site is of a substantial area and strategically positioned relative to both Waipapa commercial area and
the Site. Its development will shape the character of the area and the Structure Plan is poised to create a very constructive interface with that focus for
the wider community.

The Site’s spatial relationship with Kerikeri to one side and Waipapa to the other, combined with virtually flat topography, suggests that it is optimally
positioned to accommodate future growth. This is particularly clear when the Site is compared with the characteristics of other parts of Kerikeri’s margin,
which typically carry much stronger rural character and higher landscape sensitivity.

4.1.6 Urban Design Context

The Submission Area is centrally located between Kerikeri and Waipapa. It connects directly with State Highway 10 and Waitotora Drive (giving direct and close
access to Waipapa Road). To the South it borders the Bay of Islands Golf Club and a large pastoral land holding, both of which lie between it and the Kerikeri
urban area. Significant natural features such as the Kerikeri River, waterfalls and tracts of native bush surround the northern and eastern edges of the Site with
larger lot detached dwelling across the River.

Both Waipapa and Kerikeri are reasonably low-rise towns with distinctly different urban characteristics, Kerikeri being a multifaceted service town with a
significant residential population, and Waipapa being of a commercial and light industrial nature in its centre with associated larger scale low rise buildings, and
residential large lot holdings further out. Waipapa also contains a recently consented “Sports Hub” owned by Council.

Kerikeri is characterised by single detached dwellings on lots around 600-800m?, and a highly activated fine grain commercial centre with most road frontages
being between 8 and 25m. There is not a robust choice of housing typologies or densities at present in Kerikeri or the wider area including Waipapa.

There is potential for the Site to connect to the Kerikeri urban area through the surrounding land holdings to the south, this would allow the Site to consolidate
Kerikeri as the urban centre for the entire area and enhance it.

While connections to Kerikeri would require bridging over the Puketotara River, the overall remaining topography ensures the potential for multimodal
connections including pedestrian, cycle, and vehicle between Waipapa and Kerikeri, and from within the submission area to these two areas without having to
rely on external perimeter roads such as SH10 and Waipapa Road.
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The distinct urban context of the submission area begins to inform an urban direction for the Site, with opportunities to address the larger scale environment
of Waipapa with a similar scale of development that can also act to consolidate the urban form of Waipapa by being a legible and high-quality gateway to it.

The balance of the Site can provide a continuation of the Kerikeri urban character and scale, with the introduction of more residential typological choice that
can be incorporated as appropriate around local centres, high value landscape and visual amenity, and potential public transport corridors.

These areas reflecting the variety surrounding urban characters can be buffered by internal elements such as landscaped overland flowpaths and floodways.
4.1.7 Transport Context

A draft Integrated Transport Assessment (“ITA”) has been prepared by TEAM Traffic to inform the Structure Plan. The ITA is draft reflecting transport modelling
being undertaken by Far North District Council that is not yet available. The intention is to review and finalise the ITA once that modelling is available and has
been reviewed and tested by TEAM.

The draft ITA states that the Site has good vehicular accessibility to the surrounding road network which includes, and could potentially include:
e State Highway 10
e Waitotara Road

e Through neighbouring properties including the golf course to roads such as Golf View Road and Access Road.

A small part of the Site currently fronts Waitotara Road and access from this point could be provided into that part of the Site and also to the wider Site with
the provision of a bridge across Kerikeri River.

Four key transport options have been investigated. All options have the same pedestrian and cycle connectivity options. TEAM comments that A high-level
appraisal of each option shows that the following strategically important regional transportation benefits are realised by all four options:
e Network resilience provided for SH10 can be realised for this section of the nation’s primary roading infrastructure.
e The provision of a comprehensive network of more direct active mode (walking and cycling) connections that will provide significantly better connections
than presently exist between the Kerikeri urban area, the expanding Waipapa area and the Council’s Sports Hub.
e Development potential located centrally between the two recognised growth nodes of the region.
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The Site provides opportunity to provide an alternative access route connecting between State Highway 10 and Waitotara Drive to improve network resilience.
The opportunity to construct a new intersection on State Highway 10 is facilitated by the proposal because the management of approach speeds and other
design requirements are met require that northern and southern legs of the round-a-bout would need to be located on the subject Site.

Overall, it has been concluded that the development of the Site for urban purposes provides significant opportunity to integrate Kerikeri and Waipapa, provide
resilience to the existing network and integrate active modes to the Sports Hub and potentially further afield to the Kerikeri River and Te Araroa tracks.

4.1.8 Soils and Land Management Context

The Structure Plan is supported by a high-level assessment of the soil types present by Hanmore Land Management. The report identifies that there is a mix of
Land Use Classification 2, 3 and 4 soils present on the Site.

The Northland Regional Policy Statement defines highly versatile soils as follows:

Highly versatile soils are Land Use Capability Classes 1c1, 2el, 2wl, 2w2, 2s1, 3el, 3e5, 351,352, 3s4 - as mapped in the New Zealand Land Resource
Inventory?.

Although the soils are identified as highly versatile a more thorough assessment of the soil quality present on Site can be undertaken to specifically identify soil
types and qualities on a more Site-specific basis.

In September 2022 the Government released a National Policy Statement — Highly Productive Land (“NPS-HPL”). The NPS-HPL came into legal effect on 17
October 2022. The document seeks to protect highly productive land and recognise the finite characteristics of that land including its long-term values for land-
based primary production. The NPS-HPL whilst restrictive, does provide pathways in specific and limited circumstances for highly productive land to be utilised
for urban land use outcomes. In the context of those pathways the Site is considered suitable for urban land uses.

3 Northland Regional Policy Statement 2016 — updated June 2018, Chapter 5, 5.1 Regional Form, page 89
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4.1.9 Topographical Characteristics

A review of the survey information for the Site has determined that the information available is satisfactory from a survey point of view. Overall, the Site is
relatively flat and drops away towards the Kerikeri River. There are two waterfalls present on Site that will be integrated into the open space strategy and the
greenways strategy for the Site. There is an area of rolling contour, commonly referred to as the Amphitheatre, which provides a transitional zone from the flat
land, down towards the Kerikeri River.

As shown on the constraint’s maps, the areas of land that are over 12% and 20% gradient have been mapped to assist with the proposed zoning of the land.

The land subject to the steep land has been included within the live zoning and the development constraint will be assessed at the time of subdivision.
4.1.10  Contaminated Soils Context

The Structure Plan is supported by Preliminary Site Investigation, prepared by NZ Environmental. The report concludes that the entre golf course is considered
to be a HAIL Site (Hazardous activities and industries List). There is a small area of historic rubbish piles and stacks of untreated timber on the Site which may
result in potential soil contamination. Further testing will be required at the time of applying for a resource consent to develop the land.

Overall, there are no significant contaminated land issues that would pose a risk to human health, which would prevent the development of this Site for
residential and commercial purposes.

4.1.11  Archaeological and Cultural Context

An Archaeological Assessment, prepared by Origin Archaeology has been prepared to support the Structure Plan. The report notes that There is currently one
archaeological/heritage site (P05/930) recorded within the subject property. The Site was originally recorded by Simon Best in 2003 as the remains of the 1909-
1915 Puketi Forest to Waipapa Landing tram line which carried timber for the Kauri Timber Company. The Site is located c.250m north of the falls and comprises
concrete strips evident on the bedrock with metal bars drilled into the rock. The clear remains of the 1910’s tramline were identified at the eastern edge of the
property. The most intact section should be preserved, protected and promoted as part of any future development.
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The Bay of Islands and Kerikeri were a location of intensive Maori settlement before the arrival of Europeans and the location of some of the earliest contacts
between Maori and Europeans. The first mission station and the earliest permanent European settlement in the country was established in 1814 on the Purerua
Peninsula at Oihi, near Rangihoua pa. Even before this period, there had been several years of trading contact between Europeans and Maori in the Bay of
Islands, which was known as the rest and provisioning centre of New Zealand for whaling and other ships. Rangihoua pa was the main settlement of Ngati Reéhia
in the early years of the 19th century®.

The assessment does not make any notes of potential sites of mana whenua significance. Consultation with Ngati Rehia is ongoing but to date no issues of
concern have been raised. Ngati Réhia have confirmed that they will be able to provide a Cultural Impact Assessment prior to the hearings on the Proposed
District Plan.

4 Origin Archaeology, Preliminary Archaeological Appraisal, April 2022
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5. Strategic Context

5.1 Regional Policy Statement

The Regional Policy Statement (“RPS”) for Northland covers the management of natural and physical resources in the Northland Region, from Kaiwaka in the
south, to Cape Reinga in the north, and out to the 12 nautical mile (22.2 km) limit.

The RPS provides the broad direction and framework for managing the region's natural and physical resources. It identifies significant resource management
issues for the region and sets out how resources such as land, water, soil, minerals, plants, animals, and structures will be managed.

The RPS was made operative in 2016 in part and updated in 2018. Section 5 of the RPS addresses Regional Form and Infrastructure. Policy 5.1.1 is directly
relevant. This Policy seeks to ensure that development occurs in the right place at the right time, enabling planned co-ordinated development that anticipates
and addresses its cumulative effects. For plan changes and subdivision on land zoned primary production, the Policy requires that they do not materially reduce
the potential for soil-based primary production on land with highly versatile soils unless the net public benefit exceeds the reduced potential for soil-based
primary production (5.1.1. (f)). The Policy also seeks that development is located, designed, and built in a planned and co-ordinated manner that is integrated
with development, funding, implementation, and operation of transport, energy, water, waste, and other infrastructure (5.1.1 (d)); and maintains or enhances
a sense of place and character of the surrounding environment except where changes are anticipated by the approved regional or district council growth
strategies and / or district or regional plan provisions (5.1.1 (g)).

Policy 5.1.1(a) noted that subdivision, use and development should be located, design and planned in a co-ordinated manner which is guided by the “Regional
Development and Design Guidelines” in Appendix 2 of the RPS. These guidelines that be considered when developing the Structure Plan to ensure that in
principle, the proposed development of the Site is consistent with Policy 5.1.1.

Other relevant sections of the RPS include Objective 3.5, which seeks that Northland’s natural and physical resources are sustainably managed in a way that

is attractive for business and investment that will improve the economic wellbeing of Northland and its communities. The explanation to that objective confirms
that Northland’s gross domestic product per capita is below the national average and the Northland economy has been hit hard by economic recession and
climactic events (not to mention the impacts of COVID-19 and current escalation in the cost of living). To improve social and economic wellbeing, it is a goal
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for Northland to attract and retain large and small-scale investment. Policy 6.1.1 implements Objective 3.5, by requiring that district plans only restrict activities
if it is the most effective and efficient way of achieving resource management objectives, and that district plans otherwise enable subdivisions, use and
development that complies with the RPS. Given the Urban Economics’ conclusions regarding the net economic benefit of the rezoning sought, the Structure
Plan would achieve this key objective of the RPS.

Other parties of the RPS respond to how adverse effects on the natural environment will be avoided, remedied or mitigated (for example, Policy 4.4.1 relating
to maintaining and protecting significant ecological areas and habitats). As addressed further below, various technical assessments have supported the

development of the Structure Plan, such that it appropriately manages its potential adverse effects on the environment.

The Structure Plan has been developed in accordance with the RPS provisions.

5.2  Kerikeri Waipapa Structure Plan 2007

The Kerikeri Waipapa Structure Plan 2007 (The 2007 Structure Plan) was prepared to provide an integrated and sustainable response to growth pressures within
the region. The 2007 Structure Plan noted that growth was expected to double as shown in the area between 2001 and 2021- refer Figure 4 below.

The 2007 Structure Plan area covered the area shown in Figure 4 below.
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Figure 4: The Structure Plan Area’ as defined by the 2007 Structure Plan for Kerikeri and Waipapa
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The population projections that informed the 2007 Structure Plan are set out in Figure 5 below:

Household and Population Projeclions 2001 fo 2024

(Exfended from FNDC Activify Management Plans projections fo 2021)

Houteholds Populalion
2001 2021 2026 2001 2021 2024
3,351 6,424 7,205 7830 14,975 16,535

[The prosections in this table were checked against the 2006 Census data, and it was found that the

actual population numbers for the Keritkeri-Waipapa area closely mirrored the projections shown |

Figure 5: Population and Household protections used to guide the 2007 Structure Plan for Kerikeri and Waipapa

Map 1 within the 2007 Structure Plan identifies the constraints and opportunities. Overall, the Structure Plan area was identified as being suitable for a growth.

The Kerikeri Waipapa Structure Plan 2007 did not identify the Site as an area for urban development, given its rural zone. However, when reviewing the plans,
the Site is located in the centre of Kerikeri and Waipapa, meaning that it is strategically located to accommodate future growth without sprawling to the outskirts
of town or on land that has a horticultural zoning. Whilst the Site was not required for urban expansion in 2007 the reporting and analysis clearly indicate a
strong and significant change in the growth demand since 2007.

An image from the Kerikeri Waipapa Structure Plan 2007 showing the urban and rural lifestyle areas is provided in Figure 6 below:
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Figure 6: Kerikeri Waipapa Structure Plan 2007 — Areas identified for urban growth and key transport connections
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Four Options were considered to provide for growth opportunities. “Option 4” was progressed into the FNDC Operative Plan which up zoned a number of areas
to provide for future growth, rather than relying on the current zoning or leaving it up to the market to decide where growth is to occur. The subject Site was
not included within the residential and rural lifestyle growth areas provided in the current District Plan. It appears that this decision was made due to the Site
being located outside of the Utilities Service Area, meaning the Site was not above to be serviced with infrastructure at that time.

5.3 Long Term Plan 2021 - 2031

Long Term Plan 2021 - 2031 (“LTP”) is the Council’s key strategic planning document setting out what the Council plans to deliver over the next ten years and
how it plans to pay for the planned deliverables.

The provisions of the LTP are addressed in the TEAM Traffic ITA in relation to funding for transport related matters.
A copy of the Capital Works Programme is appended to the Structure Plan. In summary funding is allocated for:

e A water main upgrade in Cobham Road, Kerikeri (2022/ 2023 $72,100)

e Anintake rising main upgrade for Kerikeri (2021/2022 $700,000)

e Fire flow upgrades Waipapa Industrial area (2022/2023 $74,010)

e Kerikeri water take consent (2021/ 2022 $3,492)

e Upgrade main to the Heritage Bypass (2025/2026 $9,688,320)

e Water source renewals Kerikeri (2021/2022 $54,707)

e Water treatment plant upgrade Kerikeri (2024/2025 $3,252,900 and 2025/2026 $3,340,800)

e Wastewater network Stage 2 Kerikeri (2028/2029 $3,388,582 2029/2030 $13,947,204 and 2030/2031 $17,904,057)
e Recycling station Kerikeri (2024/2025 $2,168,600 and 2025/2026 51,113,600

e Dog park Kerikeri 2021/ 2022 $34,000 2022/2023 $38,110)

Ongoing discussions with Council will ensure future development is integrated with the provision of infrastructure.
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5.4  Parks and Reserves Management Policy — June 2022

FNDC currently do not have an open spaces strategy, meaning there is minimal dedicated funding for the maintenance of existing and proposed parks. The
Parks and Reserves Policy® adopted in June 2022 applies to all parks and reserves that are owned by Council, or where the administration, control or
management of the park or reserve is vested in Council. Section 4 of the Policy Documents notes that:

1. The Council will actively seek to acquire land that creates connectivity between public spaces and provides significant public benefit.
2. The Council will acquire or engage developers to vest land or funds to provide connectivity to and between parks, reserves, waterways, subdivisions,
nature areas, neighbourhoods and communities to create better spaces and corridors for walking, cycling and passive recreation.

The Structure Plan area includes a number of proposed parks and open spaces. On-going engagement with Council will be critical to securing the appropriate
management regime for future parks.

5.5 National Policy Statement for Urban Development

The National Policy Statement on Urban Development 2020 (“NPS-UD”) came into force on 20 August 2020 and replaced the National Policy Statement on
Urban Development Capacity 2016. The NPS-UD has assessed all the local authorities within the country and classified them as either Tier 1, Tier 2 or Tier 3,
with Tier 1 referencing the largest local authorities in New Zealand. The FNDC is classified as a Tier 3 under the NPS- UD. A tier 3 local authority is defined as a
local authority that has all or part of an urban environment within its region or district, but is not a tier 1 or 2 local authority...

The NPS-UD defines “Urban Environment” as:

“means any area of land (regardless of size, and irrespective of local authority or statistical boundaries) that: is, or is intended to be, predominantly
urban in character; and is, or is intended to be, part of a housing and labour market of at least 10,000 people.”

5 final-parks-and-reserves-policy-for-adoption.pdf (fndc.govt.nz)
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The Economic Assessment, prepared by Urban Economics notes that currently, Kerikeri has a population of 12,300 people as at 2021 (refer to Appendix 3 of
the Economic Assessment). This differs from the Council figures because the Urban Economics assessment includes the rural residential areas to the north and
south of Kerikeri that have an urban rather than a rural function. Therefore, Kerikeri does meet the definition of “Urban Environment” under the NPS-UD. The
Council figures show an estimated population for Kerikeri of 10,040 as at 2024. This is within the life of the proposed District Plan therefore it is considered
Kerikeri should be assessed as an Urban Environment.

The NPS-UD specifies a number of tasks that must be undertaken by Tier 1 and Tier 2 local authorities. At Section 1.5 (1) the NPS states that Tier 3 local
authorities are strongly encouraged to do the things that tier 1 or 2 local authorities are obliged to do under Parts 2 and 3 of this National Policy Statement,
adopting whatever modifications to the National Policy Statement are necessary or helpful to enable them to do so.

Such tasks include preparing Future Development Strategies to inform preparation of the next long-term plan of each relevant local authority; and preparing a
Housing and Business Development Capacity Assessment (HBA). An HBA has to analyse how planning decisions and provision of infrastructure affects the
affordability and competitiveness of the local housing market. The analysis must also include how well the current and likely future demands for housing by
Maori and different groups in the community (such as older people, renters, homeowners, low-income households, visitors and seasonal workers) are met,
including demand for different types and forms of housing. The assessment also needs to include what is feasible and reasonably expected to be realised. The
assessment undertaken by Urban Economics includes these assessments in relation to Kerikeri.

Objective 1 seeks that New Zealand has well-functioning urban environments that enable all communities to provide for their social, economic and cultural
wellbeing and for their health and safety, now and into the future.

Objective 2 states that planning decision need to improve housing affordability by supporting competitive land and development markets.

Objective 3 states that regional policy statements and district plans enable more people to live in, and more businesses and community services to be located
in, areas of an urban environment in which one or more of the following apply:

(a) the area is in or near a centre zone or other area with many employment opportunities
(b) the area is well-serviced by existing or planned public transport
(c) there is high demand for housing or for business land in the area, relative to other areas within the urban environment.
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Objective 4 states that New Zealand’s urban environments develop and change over time in response to diverse and changing needs of people, communities
and future generations.

Objective 5 states that Planning decisions relating to urban environments, and Future Development Strategies take into account the principles of the Treaty of
Waitangi (Te Tiriti o Waitangi).

Objective 6 states that Local authority decisions on urban development that affect urban environments are:
a) integrated with infrastructure planning and funding decisions; and
b) strategic over the medium term and long term; and
c) responsive, particularly in relation to proposals that would supply significant development capacity.

Objective 8 seeks that New Zealand’s urban environments are resilient to the current and future effects of climate change. The Structure Plan aims to mitigate
the natural hazard risk, taking into account climate change to manage the flood risk on the Site, ensuring that the Site is capable of being developed for urban
purposes. The Structure Plan provides an opportunity to increase use of public and active modes of transport as urbanisation of the Structure Plan area upgrades
roads to provide for walking and cycling infrastructure and generates more public transport demand from residents.

To assist in achieving the objectives Policy 2 states that Tier 1, 2, and 3 local authorities, at all times, provide at least sufficient development capacity to meet
expected demand for housing and business land over the short term, medium term and long term. Policy 1 states that planning decisions need to contribute
to well-functioning urban environments, which are urban environments that as a minimum:

(a) have or enable a variety of homes that:
(i) meet the needs, in terms of type, price, and location, of different households,; and
(ii) enable Maori to express their cultural traditions and norms; and38

(b) have or enable a variety of sites that are suitable for different business sectors in terms of location and site size; and

(c) have good accessibility for all people between housing, jobs, community services, natural spaces, and open spaces, including by way of public or
active transport; and

(d) support, and limit as much as possible adverse impacts on, the competitive operation of land and development markets; and

(e) support reductions in greenhouse gas emissions; and

(f) are resilient to the likely current and future effects of climate change.
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Policy 5 is directly relevant. This relates to tier 2 and 3 local authorities and states:

Regional policy statements and district plans applying to tier 2 and 3 urban environments enable heights and density of urban form commensurate with
the greater of:

(a) the level of accessibility by existing or planned active or public transport to a range of commercial activities and community services; or

(b) relative demand for housing and business use in that location.

Policy 6 relates to making planning decisions that affect urban environments.

When making planning decisions that affect urban environments, decision-makers have particular regard to the following matters:
(a) the planned urban built form anticipated by those RMA planning documents that have given effect to this National Policy Statement
(b) that the planned urban built form in those RMA planning documents may involve significant changes to an area, and those changes:39
(i) may detract from amenity values appreciated by some people but improve amenity values appreciated by other people, communities, and
future generations, including by providing increased and varied housing densities and types; and
(ii) are not, of themselves, an adverse effect
(c) the benefits of urban development that are consistent with well-functioning urban environments (as described in Policy 1)
(d) any relevant contribution that will be made to meeting the requirements of this National Policy Statement to provide or realise development capacity
(e) the likely current and future effects of climate change.

The overall Intent of the Structure Plan is to provide a range of housing at various price points, including the high demand $700,000 price point, which gives
effect to Policy 1. There is greater demand than anticipated by the Council and they have overestimated the number of houses that will actually be infill
developed. The rezoning is therefore necessary to sufficient development capacity in the medium and long terms.

The NPS-UD requires sufficient development capacity to be provided in the short, medium and long terms. Short-medium term is defined as up to 10 years, so
a plan should enable development capacity needed for the medium term.

Overall, the Structure Plan gives effect to the NPS-UD because it will enable development that can provide for and contribute to a well-functioning urban
environment for Kerikeri / Waipapa.
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5.6 National Policy Statement for Freshwater 2020 and the National Environmental Standard for Freshwater 2020
The National Policy Statement for Freshwater Management 2020 (NPS-FM) contains a number of requirements, including:

e Managing freshwater in a way that ‘gives effect to Te Mana o te wai through involving tangata whenua, and prioritising the health and
wellbeing of water bodies, then the essential needs of people, followed by other uses.

e Improve degraded water bodies.

e An expanded national objectives framework.

e Avoid any further loss or degradation of wetlands and streams.

e |dentify and work towards target outcomes for fish abundance, diversity and passage and address in-stream barriers to fish passage over
time.

e Set an aquatic life objective for fish and address in stream barriers for fish over time.

e Monitor and report annually on freshwater.

The factors listed above have been considered with significant weight and in detail as part of the hydrology and infrastructure assessments as well as within the
areas identified to be protected using the Natural Open Space Zone and Significant Natural Area overlay. Protecting and enhancing the Kerikeri River and
associated natural assets is a key factor that needs to be considered when integrating the future land use patterns with the existing freshwater environment.

The National Environmental Standards for Freshwater (NES-FM) came into force on 3 September 2020.
Future land use activities will need to comply with the relevant standards under the NES-FM 2020 with respect to respect to streams, wetlands and discharges

to these environments, which will ensure that the effects of activities on water quality and water quantity appropriately managed in accordance with the NPS-
FM.

5.7 National Policy Statement for Highly Productive Land

The National Policy Statement on Highly Productive Land (NPS-HL) was notified on 20 September 2022. The NPS- HL is about ensuring the availability of New
Zealand’s most favourable soils for food and fibre production for now and for future generations. In regard to the development and proposed change of zoning
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sought via the Structure Plan, Section 3.5 (7) (b) (ii) is relevant to this Site. The proposed Structure Plan and the associated supporting information provides
supporting evidence that there is demand for future urban land and all of the Far North is subject to a Council initiated notified plan change. Through the
Structure Plan, a rezoning is sought to change the land from rural production to urban.

The Site is not identified within the Horticultural Zone within the PENDP which has stricter requirements on the use of productive soils.

The NPS-HPL provides 3-years for regional councils to map their highly productive land and then further time for the district councils to amend their plans.
Policy 2 of the NPS states that the identification of HPL should be undertaken in an integrated way that considers the interactions with freshwater management
and urban development.

Section 3.6 (4) of the NPS-HPL notes that Territorial Authorities that are not Tier 1 or Tier 2 may allow the rezoning of the land only if:
(a) the urban zoning is required to provide sufficient development capacity to meet expected demand for housing or business land in the district; and
(b) there are no other reasonably practicable and feasible options for providing the required development capacity; and

(c) the environmental, social, cultural and economic benefits of rezoning outweigh the environmental, social, cultural and economic costs associated
with the loss of highly productive land for land-based primary production, taking into account both tangible and intangible values.

Section 3.6 (4) of the NPS-HPL notes that:

(5) Territorial authorities must take measures to ensure that the spatial extent of any urban zone covering highly productive land is the minimum
necessary to provide the required development capacity while achieving a well-functioning urban environment

Regarding Section 3.6(4) the following assessment is made:

- theland is needed to provide sufficient development capacity to meet expected demand because growth will exceed supply, based on the Urban
Economics report.

- infill development will not yield sufficient houses to provide sufficient development capacity.

- the alternative of not zoning could result in piecemeal rural-residential subdivision, as the infill development approach is not adequate to address the
demand for housing in Kerikeri and Waipapa.
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- while the Site does contain productive land, it is not in the highest category of soils and the land is strategically located between existing urban areas.

In summary, while the soil types present on Site, based on the high-level assessment are identified as highly productive, the NPS-HPL does provide an option
for the rezoning of land to occur where there is sufficient demand- as is the case for Kerikeri and Waipapa.

5.8 National Environmental Standard for Assessing and Managing Contaminants in Soil to Protect Human Health 2011.

The Resource Management (National Environmental Standard for Assessing and Managing Contaminants in Soil to Protect Human Health) Regulations 2011
(NES Contaminated Soils) were gazetted on 13th October 2011 and took effect on 1st January 2012. Council is required by law to implement this NES in
accordance with the Resource Management Act 1991 (RMA). The standards are applicable if the land in question is, or has been, or is more likely than not to
have been used for a hazardous activity or industry and the applicant proposes to subdivide or change the use of the land, or disturb the soil, or remove or
replace a fuel storage system.

As noted previously, there are areas on the Site where the risk of finding contaminants in soils are high. A Detailed Site investigation will be required at the time
of development resource consent. The areas are discrete on Site and associated with the use of the land for farming purposes.

5.9 National Environmental Standard- Sources of Drinking Water 2008
Water supply to the Structure Plan area will be from the existing public water supply. A secondary on-site water supply will be required via a ground water take
during periods when the Kerikeri Water supply is subject to Algal bloom. This on-site water supply will need to be treated to meet the Drinking Water Standards.

The Structure Plan does not compromise the outcomes sought to be achieved by this NES.

It is noted that the Capital Works Programme has identified some water supply upgrading works for Kerikeri. Further discussion will ensure development is
aligned with the planned provision of infrastructure.

5.10 National Environment Standards- Air Quality

There are no known air quality standard issues in the Structure Plan area.
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5.11 Proposed Far North District Plan (pFNDP)

The pFNDP was notified on the 27" of July 2022 as part of the FNDC District Plan review. The PFNDP seeks to replace the current District Plan which was made
operative on the 27" August 2009. The PFNDP controls the way land is used, developed, and subdivided as a requirement under the RMA 1991.

All the Land within the Structure Plan area is proposed to be zoned Rural Production. The Rural Production zone enables a range of rural activities including,
but not limited to farming, quarrying and large buildings associated with rural activities.

The Structure Plan Area is subject to the following overlays:

- River Flood Hazard Zone (100 Year ARI Event)

- River Flood Hazard Zone (10 Year ARI Event)

- Designation: Reference NZTA2- to construct and operate, maintain, and improve a state highway, cycleway and or/shared path and associated
infrastructure.

The Structure Plan Area does adjoin the Kerikeri River. The banks of the River are proposed to be zoned Natural Open Space. The Rainbow Falls are identified
as an Outstanding Natural Feature.

Otherwise, there are no other overlays of relevance to the Site.

5.12 Ngati Reéhia — Hapu Environmental Management Plan, Second Edition, 2014

Section 7 of the Plan sets out the Kaupapa or mission statement; Tikanga / values and Core Focus Area. The Mission Statement for Te Rinanga o Ngati Rehia is
to develop a sustainable economic, social and cultural base for the continued growth of Hapi and Whanau.

To strengthen-develop-promote
e TeReo
e Whakawhanaungatanga
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e Tikanga
e Mahi-a Rehia
o Wananga

In relation to the Structure Plan Ngati Réhia seek to be active participants in the sustainable development of their taonga.

Engagement on the proposal has occurred with Ngati Réhia and will be ongoing as the process continues. An objective of the Structure Plan is to embrace the
Maori culture and history of the location and wider area and reflect Ngati Rehia values in the development of the land.

W/
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6. Constraints and Opportunities

This section provides a summary of the opportunities and constraints associated with the development of the Brownlie Land. The technical assessments provide
for detailed assessments of the Structure Plan area.
The identified Site constraints and opportunities have been mapped in the two figures below, which are also attached in Appendix 1.

The following sections address the opportunities and constraints by topic.

W/
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Figure 7: Identified Site Constraints (Prepared by Pacific Environments)
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Figure 8: Identified development opportunities (Prepared by Pacific Environments)
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6.1 Location

The Site is centrally located between Kerikeri and Waipapa providing the opportunity to connect these two areas. 800m radius pedestrian shed circles can be
overlaid to demonstrate that a viable walking and cycle network can be incorporated, to achieve non-vehicular access to both townships from the area, and
from Kerikeri to Waipapa.

This provides opportunities for a residential population to be within a walkable distance of the larger employment catchments of Waipapa and Kerikeri and the
proposed and consented FNDC Sports Hub.

This has clear value opportunities for both the area catchment, and possibly also for educational facilities that can connect to it for sharing of sports grounds.
Significant natural features such as waterfalls and tracts of native bush surround the northern and eastern edges of the Site. The natural amenities can be
accessed in new ways through this Site and create visually high value internal edges to it. Additionally external walking trails such as Te Araroa can directly

connect to this area allowing national trail walkers to both enjoy commercial amenity and an internal walking network.

A large waterfall internal to the Site can be accessed along with a lower terraced area to provide recreational opportunity for both visitors to it, and future
residents of the area.

6.2 Sustainability

The Structure Plan represents an opportunity to achieve sustainable urban development and create a model for development with Kerikeri and Waipapa that
responds to the constraints of the Site, while incorporating features of the area to ensure that the character of the two distinctive town centres is retained.

Environmental sustainability will be achieved through the implementation of the urban design principles that secure quality urban spaces whilst respecting
natural features within the environment and achieving enhanced water quality outcomes.

Economic sustainability will be achieved through providing a balance of living and employment land development opportunities. By co-locating employment
and housing together, the reliance on the car is minimised and the overall diversification of land uses, supports an efficient use of the land.
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Cultural sustainability will be achieved by opening up the southern bank of the River to the public, enabling residents to connect directly with the Awa. All
wetland areas on the Site will be enhanced and protected where practicable and will be used to create an interesting and exciting walking and cycling
connections through the Site.

Connectivity will be increased and enhanced within and outside of the Structure Plan area through a number of new transport connections and pedestrian
and cycling walkways.

With respect to the built environment locations for higher intensity have been considered and will be located near the roading connections and the
employment areas.

6.3 Land Tenure

The land within the Structure Plan is held in one tenure. To clarify, there are three landowners within the submission area are:

- Kiwi Fresh Orange Company Limited
- Brownlie Brothers Limited
- Cole James Investments Limited

All the above are companies owned jointly by Stephen and Chris Brownlie. This presents a significant opportunity to achieve comprehensive and integrated
development across the Site and at a scale that will enable economic efficiencies to be achieved — economies of scale.

6.4 Transport

An Integrated Transport Assessment has been undertaken for the Structure Plan area and the proposed land uses and development that would be enabled by
the Structure Plan. The existing transport environment of the Structure Plan is characterised by:

- State Highway 10 to the west.
- Waipapa Road to the north
- Limited public transport options, put opportunity to increase servicing.
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State Highway 10 is currently a Limited Access Road and would require approval from Waka Kotahi to establish a new entry/exit point to the Site from State
Highway 10. State Highway 10 is the main connection route between Kerikeri and Waipapa and is supported by the Heritage Bypass and Waipapa Road.

There are several road entry points into the Structure Plan area that will allow both pedestrian, cycle, and vehicle access. There is no legal road access to the
land from the southern and western boundaries, however the Structure Plan provides opportunities to connect with this area in the future. Four potential
roading options have been included within the Structure Plan.

The transport related opportunities and constraints are summarised as follows:

- Constraint that the access options to connect the Site to Kerikeri township are restricted due to privately owned land.

- The access options to the north and east are constrained by the Kerikeri River.

- Opportunity to provide a key access point to the Site from State Highway 10. This will enable key vehicle connectivity to the State Highway without
having to pass through sensitive natural or urban environments.

- Opportunity to provide a key access route to Waipapa Road.

- Opportunities to create a direct access point to Kerikeri Township are constrained by the private land to the south of the Structure Plan Area and by
the Kerikeri River.

- There are options to access the Kerikeri urban area through the surrounding land including the Golf Club. These are commented on in the Integrated
Transport Assessment for technical compatibility. These options also include accessing the large undeveloped parcel to the southwest of the submission
area should its development be contemplated in the future.

- Opportunity for access options through the golf club to be mitigated by a land swap with land in the area adjacent to the golf club of generally very
good topography. Such an option could include the provision of developable land within the golf club along any access corridors for lifestyle type
housing opening into the golf course.
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- Opportunity to provide an alternative route from Kerikeri to Waipapa if State Highway 10 is flooded.

- Opportunity to integrate traffic calming measures into the local road design to ensure that the proposed new roading network does not create a short
cut through the Site to access Kerikeri and Waipapa. The main thoroughfares should remain to be via State Highway 10 and Waipapa Road.

- Opportunity to use the roading connections as a demarcation of the change from rural to an urban environment.

6.5 Housing Demand

The Economic Assessment prepared by Urban Economics notes that over the 2013-2021 period, the population for Kerikeri increased by around 310 per annum.
Urban Economics population projections note that there is a projected increase of 500 (Medium Growth) to 760 (high growth) per annum over the 2023-2028
period.

Urban Economics have undertaken an assessment of the Plan Enabled Development enabled by the Proposed District Plan within Kerikeri. The Assessment
notes that there is capacity for another 3,450 dwellings within Kerikeri without the Multi Unit Rule- and for 5,560 dwellings with the Multi Uni Rule. Under the
Urban Economics Medium Population projection scenario of 500 persons per year, there is an expected capacity of 5.4- 6.4 years of housing supply, indicating
that in the short term, there is enough land (and supported by infill housing) to meet the short-term development capacity requirements under the National
Policy Statement for Urban Development (NPS-UD). However, the housing demand for the medium- and long-term population growth is not met by the current
Proposed District Plan zoning. Under the high-growth scenario, the Proposed District Plan only provides for 3.5 to 4.2 years of housing supply.

Following the assessment provided by Urban Economics, it is clear that additional land is required to be zoned for General Residential use within the Proposed
District Plan to meet the demands associated with the projected population growth. As it stands, the Proposed District Plan does not provide 10 years of housing
supply as per the requirements of the NPS-UD. The current demand for housing cannot be met by infill housing alone.

The Urban Economics assessment also notes that there is an anticipated demand for two additional retirement villages by 2032. These types of developments
typically require between 5ha and 10ha of land. This type of housing option cannot be delivered through infill housing. Additional greenfield land needs to be
allocated for providing for this type of land use.
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6.6 Commercial Land Demand

The Urban Economics report assesses the need for business land in this locality. The assessment identifies that there is market demand for an estimated
5,870m? of convenience retail floor space at the present time (2022). Assessing the projected population growth associated with the Kerikeri Waipapa area
which includes the Site, Kerikeri Rural Area, the Secondary Rural Area and the Urban areas it is estimated that 12,040m? of gross floor area for convenience
retail floor space will be required.

A range of activities are considered in the Urban Economics report. Figure 37of the Urban Economics Report provides an indicative floorspace composition for
the Site. Figure 37 identifies 15.4 hectares of land for commercial / employment activities, 1.1 hectares of land for a Mixed Use Local Centre, 4,000m? for a
Local Centre to support the residential population, and land for visitor accommodation for which there is an identified demand in this location. The total
identified land area required is 25-hectares gross resulting in 17.5-hectares net land area of business activities. 15.4 hectares of land has been identified within
the Structure Plan Area for business activities. The Urban Economics assessment states this is consistent with the level of demand identified.

6.7 Urban Design

The western edge of the Structure Plan Area is bordered by SH10, and this forms the southern entrance to Waipapa.

Waipapa is dominated by commercial activity and zoning along the highway, along with the proposed sports hub. This connection with SH10 gives an opportunity
to provide a small continuation of compatible commercial develop against the highway and provide controls to ensure a high quality of building against the
highway. This would give “gateway” to Waipapa from the south. Such an area would also be an ideal buffer to a residential area within the Site, from the
highway.

The inevitably large scale of the sports area is also compatible with a commercial area adjacent to it.

Internal to the submission area, there is opportunity to provide a liveable residential environment where significant amenity is available to most within a 15-
minute walk. Given the favourable topography of most of the Site a wide range of residential typologies can be accommodated without environmental
restriction. A central point where main connections meet would provide a natural location for a neighbourhood service centre.

PLANNING

October 2022 Page 52 COLLECTIVE


https://aus01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fpacificenvironments.co.nz%2F&data=04%7C01%7CGrantN%40penzl.co.nz%7C3e52ad9bc7104351090008d9dabce4b7%7Ca1b2a6b9959446f3a1e1d5615530fbdf%7C0%7C0%7C637781327090211635%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000&sdata=TOx7hguCgdFd2aM2WxyPNnEIiia4rMYjgxhp8Gpndeg%3D&reserved=0

6.8 Open Space and Recreation

Kerikeri has a range of open spaces. Significant opens spaces include the Kerikeri Heritage Area, the Kerikeri River Trail, part of which forms Te Araroa Trail, the
Bay of Islands Golf Club and the recently consented Sports Hub, off State Highway 10, near Waipapa.

The Site itself presents a range of excellent opportunities to enhance access to open spaces, the Kerikeri River and Rainbow Falls. The Site also contains two
significant waterfalls and a large wetland complex. A key project objective is to ensure that the public have the ability to access the Kerikeri River via the Site,
which is currently held in private ownership.

Another significant recreational and open space opportunity is the proposed floodway which runs through the Site area. This area will be constrained in regard
to the types of land uses that can occur in this area given the need for the floodway to be designed to convey water in a 1:100-year flood event. This presents
an opportunity for several recreational opportunities to occur in this space. Cycleways, foot paths and street furniture are intended utilised to provide a key
walking and cycling connection through the Site to Kerikeri and Waipapa. A Schematic illustration outlining what this area could look like is contained in the
Landscape assessment and in Figure 9 below. Given that the floodway design requires a land area of circa 100m wide, there may be opportunities to integrate
other uses such as sports fields into this space for use when the River is not in flood.

Another project objective is to have a local road running around the edge of the Kerikeri River, with at least a 20m esplanade reserve. This design will ensure
that the River is seen and used, provides opportunities for pathways to access the River and ensures that the River is highlighted as a key feature and integrated
into the development and fronts the street network.

There is opportunity to physically define and protect areas of identified heightened ecological value, and to extend those values through future restoration

initiatives.
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Figure 9: Schematic lllustration of the floodway (Source: Littoralis Landscape Architecture).
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6.9 Stormwater Management and Management of Freshwater

Based on advice from the FNDC Infrastructure Team, stormwater treatment needs to be provided on Site. A Report by Infir has been prepared to support the

Structure Plan. The assumptions in this report have been peer reviewed by GWE.

Hydrology for the wider catchment has been addressed by E2 Environmental. This work produced a formalised floodway option (Figure 6 dated 5 July 2022),
which is the preferred option. It primarily consists of a 100m wide channel and minor reshaping of the existing landscape.

As noted by Infir, the Development of the Site will result in an increase in impermeable areas, and therefore increase stormwater runoff. Mitigation options for

the development include:

Table 1- Stormwater Mitigation Options for the Site

Effect

Runoff rate

Runoff volume

Quality

Description of effect

Increased peak runoff rate

Increased runoff volume

Potential for contamination

Mitigation measure

Attenuation storage

Discharge runoff for a longer length of time

Treatment through a suite of industry standard
measures including swales, rain gardens, filter
strips and separators.

Result of mitigation

Reduce peak runoff rate to pre-
development rate. This will avoid
increased flood levels.

No change in flood levels, but water levels
will stay at elevated levels for slightly longer
lengths of time (measured in hours, not

days)

Stormwater discharge compliant with Regional
Council rules

In Infir Report notes that it is expected that stormwater attenuation and treatment devices will occupy 15% of the land area that will be developed. Land
required for on-site stormwater discharges is excluded from this estimate because that land will be pervious and stormwater discharge considerations is part

of the design parameters for on-site wastewater disposal.

Regarding opportunities and constraints:
- Thereis a constraint on the development that on-site stormwater mitigation needs to be provided, resulting in the loss of developable land.
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- There is an opportunity to integrate the stormwater management devices into the development into the existing environment in a sustainable way
utilising the floodway, roadside swales and other discrete management devices to mitigate stormwater effects.
- Opportunity to re-use grey water and stormwater run-off on residential sites through small collection tanks.

Regarding freshwater, there are a number of minor streams and farm drains that run thought the Site. There are two large waterfalls and a significant wetland
within the Site boundary. Kerikeri River runs along the northern, eastern, and western boundary of the Site and the Site has direct access to Rainbow Falls. The
majority of the Structure Plan area has been historically farmed.

The Site presents a significant opportunity to protect and enhance these freshwater features, through appropriate zoning, the creation of an esplanade reserve
at the subdivision stage along the Kerikeri River and the opportunity to create a pedestrian pathway through the wetland area to allow public access to view
three large waterfalls within close proximity to the Kerikeri Township.

The Objectives of the Structure Plan have been shaped to ensure that the freshwater assets of the Site are protected and enhanced through the development
of the Site.

6.10 Water and Wastewater Management

FNDC have advised that there is no capacity in the current wastewater system to service this development. FNDC is working on identifying suitable upgrades,
or potentially a new plant at Waipapa. Engagement will need to be on going, hence the consideration of some onsite servicing to facilitate initial development.

In regard to water supply, there is capacity in the current water supply network, except in times where there is an algal bloom in the reservoir. The backup
water supply from Puketotara stream is fully allocated. An on-site backup solution, likely through a bore will be needed to service the development. An
engineering solution is available [in progress of development] that does not decrease flows within the Kerikeri River, providing backup water supply enabling
development of the Site. An assessment into the availability of groundwater supply is underway and will be available prior to the pFNDP hearings commencing.

In terms of infrastructure capacity, the Structure Plan is based on 1,500 to 2,000 dwellings. This is indicative and is not an absolute. The actual number of
dwellings will be addressed, taking into account demand and the infrastructure capacity, at the time of applying for resource consents.
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FNDC has provided funding in their 10-year capital plan for a significant wastewater network and wastewater treatment plant upgrade, including the Waipapa
area. Planning work for the upgrades is in an early stage and no definitive upgrade options have been released. FNDC officers have indicated that the existing
network and treatment plant do not have spare capacity, and that upgrade options at the existing treatment plant at Okura Drive (located 5km from the
Structure Plan area as the crow flies and 8.5km via Waipapa Road and Twin Coast Discovery Highway) are constrained by the topography.

A key project consideration is that the treated wastewater discharges must be to land and not into water to protect the Mauri of the Kerikeri River.
As noted in the Infir Report, the approach to servicing the Site must be twofold:

1. |Integrate the wastewater system for the Structure Plan area into the reticulated system, following the implementation of the upgrades to the
reticulated network as outlined within the FNDC 10-year Capital Plan for the Waipapa area.

2. Develop astandalone wastewater disposal system. This system will consist of a treatment plant, sludge processing facility and areas of land for disposal
of treated wastewater. Itis possible that land areas outside the structure plan area may become available for land disposal but for the purposes of this
Structure Plan it has been assumed that the disposal areas will be inside the structure plan area. The standalone wastewater disposal system must be
developed such that the following options are left open:

a. Toredirect raw wastewater to a future wastewater treatment plant outside the structure plan area.
b. Toredirect treated wastewater to a future disposal area outside the structure plana area.
c. A combination of the two options.

The Report by Infir notes that the estimated land requirements for an on-site wastewater treatment and disposal system consists of 2 hectares for a treatment
plant and 30 hectares for on-site wastewater disposal system.

The Structure Plan Area presents both a constraint and an opportunity to deliver an onsite solution to wastewater treatment to deliver the first stages of
development until such time as the reticulated system is upgraded to include additional capacity for the Site.
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6.11 Natural Hazards

Flood modelling of the wider catchment undertaken by Northland Regional Council (NRC) has highlighted that the Site is subject to floodwaters which spill out
from the Kerikeri River and flows across the Site. The existing flood hazard on Site therefore limits the land available for development in its current state.

The Site is bounded on the northern and eastern boundaries by the Kerikeri River. The rezoning will facilitate the development of residential and commercial
properties on this land. Flood modelling of the wider catchment undertaken by Northland Regional Council has highlighted that the Site is subject to significant
floodwaters which spill out from the Kerikeri River and flows across the Site. The existing flood hazard on Site therefore limits the land available for development
in its current state.

A key design principle for the development of the Structure Plan has been to firstly assess the flood risk on the Site and the surrounding area, then determine
the developable areas of the land following mitigation of the flood hazard.

There is opportunity to mitigate the floodplain by using an engineered solution. This increases the developable land area significantly and provides the ability
to create a central landscaped recreational area that can become a structuring urban element a future masterplan. An opportunity exists to provide a road
bypass from SH10 to Waipapa Road in the event of flooding, which occasionally covers SH10.

A managed floodway across the Site is proposed, and shown in the Structure Plan, to efficiently convey floodwaters on Site while mitigating the impact on flood
hazard outside of the Site. The alignment of this floodway generally follows the alignment of the existing overland flow path once it has collected floodwaters
that spilled across SH10. Floodwaters which spill from the true right bank of the Kerikeri River to Brownlie land are proposed to be blocked off in favour of
taking increased flows into Site from the spill over SH10. The design concept is for approximately the same flow rate to discharge from the floodway back into
Kerikeri River. The managed floodway will typically have a total width of 120 m.

In regard to flood management, E2 have advised that:

e The Site is able to be at least partially developed.

e There are challenges and constraints which will need to be worked through to ensure there is appropriate access to the development.

e Regardless of future design, a significant proportion of the Site will always need to be dedicated to managing flood. This area can also be used as
amenity to provide other benefits for the local community.
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The floodway has initially been modelled at its conceptual design stage. The conceptual design has been developed with the following details:

e Total floodway width =120 m

e Floodway base width =92 m

e Side slopes = 1:5 (vertical: horizontal)

e Depth =1.8 m, including 0.3 m of freeboard above the 1% AEP +CC flood level
e longitudinal grade =1in 130

e Maintenance access width of 5 m either side of channel

The total area required for the conceptual floodway is approximately 20ha and has been shown on the Structure Plan. An additional 15.5ha of land is expected
to be required for the flood hazard along the true right of the bank of the Kerikeri River, which is reflected in the proposed overlay plan.

This design is at the conceptual stage only and will require further detailed development through the Resource Consent Stage to ensure that the floodway is
designed to the appropriate specifications.

The inclusion of a flood way creates a significant opportunity to create a development where the risk of flooding can suitably managed, presenting an
opportunity to use the flood way as a public asset.

6.12 Ecology

A detailed assessment of the Significant Natural Area overlay that is contained within the Operative District Plan has not yet been undertaken to fact check the
area that should be covered under this overlay.

This does present a constraint to the development of the Site. However, this assessment will be undertaken prior to the implementation of the Structure Plan
to ensure that the ecological features of the Site are accurately mapped and appropriately managed.
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6.13 Topography

As slope analysis shows, there are areas of land within the Site that exceed 12.5% and 20% gradient making it primarily developable for housing only and large
lot residential subdivision and activities given the extensive earthworks that would be required to provide effective building platforms for business uses. Much
of the land area over 20% gradient is located within the area of Significant Ecological Areas and where the wetland has been identified, meaning that this land
is not developable. This land has been identified and mapped as “difficult to develop” by engineering specialists.

There is an opportunity to develop the steeper areas of land, which are not subject to Overlays based on advice from geotechnical engineers at the time of the
subdivision consent. In this context, a General Residential Zone is considered to be appropriate.

6.14 Heritage and Archaeology

There is currently one archaeological/heritage site (P05/930) recorded within the subject property. The Site is located c.250m north of the falls and comprises
concrete strips evident on the bedrock with metal bars drilled into the rock. The clear remains of the 1910’s tramline were identified at the eastern edge of the
property.

There is a clear opportunity to protect the heritage site from inappropriate development as per the archaeologist recommendations. A more detailed
assessment of the heritage asset and a possible preservation strategy will be developed during the resource consent stage of the development.

A constraint to the development is the lack of understanding regarding the location of potential sites of mana whenua significance. No known sites of mana
whenua significance have been identified. Further engagement with Ngati Réhia will be required during the resource consenting stage of the development.

6.15 Cultural Values

The Structure Plan area contains natural heritage features such as the Kerikeri River and Rainbow Falls and areas of natural wetland. As noted above, no known
sites of significance have been identified.
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Engagement has been undertaken with Ngati Rehia and will be ongoing. It was determined that Ngati Rehia would be provided opportunity to provide a Cultural
Impact Assessment on a specific development proposal, and on the structure plan should they wish to do so.

6.16 Social Impacts

Most community facilities are located in the central areas of Kerikeri, including the school facilities and community centres, the town library and healthcare
facilities. Bay of Islands Hospital is located in Kawakawa. The next major hospital is located in Whangarei.

The proposed zoning in the Structure Plan provides for the opportunity for additional health care providers to establish within the Structure Plan Area within
the Mixed-Use area. The population is aging and there is a growing demand for additional healthcare services and retirement living services. The nature of this
green field development will provide larger land parcels to ensure that new social infrastructure will have sufficient space to establish new facilities.

The proposed zoning also provides the opportunity for a new school to establish with in the Structure Plan area and to provide strong connections to the Sports
Hub within Waipapa.

6.17 Health

The urban environment is a key determinant of health and wellbeing. Decisions made in the Structure Plan process will fundamentally direct and frame the way
people live, travel, play and work in this locality. It is important that health and welfare considerations are placed at the forefront of the structure planning
process particularly when considering residential intensification.

Healthy places and communities require:

e Access to services and amenities for all persons —i.e., young, elderly, people with disabilities, families.
e Connectivity and public transport — There is an opportunity to extend the bus connections into the Structure Plan area as well as promote
active transport options.
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e Safety — Crime Prevention through Environmental Design Principles are a cornerstone that should be incorporated into the design and layout
of the Structure Plan. Such principles drive design to provide passive surveillance of public spaces, provide appropriately lit and open spaces
for movement and social spaces.

e Housing — there is an opportunity to provide a range of housing typologies within the Structure Plan area providing a range of choice and
affordability, particularly in areas that are not suitable for business activities. All building will be quality and meet the required standards for
insulation, heating and sound attenuation.

e Communities Facilities — The Structure Plan area can be served by existing community facilities, however, there would be opportunities to
establish new public or private community facilities within land zoned for business activities.

e Public and open space — There is opportunity within the Structure Plan area to establish an open space network that provides a range of active
and passive spaces and supports local amenity and physical health.

e Maori heritage and cultural identity.

6.18 Affordability

An adequate supply of a variety of dwelling types and sizes located near jobs and transport links is an important component of a functioning society and
economy and provides a good quality of life for everyone.

The provision of a wide variety of housing types is expected in the structure plan area to meet the needs of people and communities, including:
a. households on low to moderate incomes
b. people with special housing requirements.

There is an immediate need for housing to rent and purchase at a variety of price points to meet the needs of Far North Population people, as most standalone
dwellings in Kerikeri over the September 2020-2022 period sold for between $600,000 and $1,000,000, with many selling over the $1,000,000 mark.

Under the Urban Economics medium growth projections, the proportion of households that can only afford dwellings up to $600,000 increased to 31% in 2031
and 45% in 2051. This highlights the importance of increasing housing supply within the lower price bands, which will place downward pressure on the price
of housing and make housing more accessible to lower income households.
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The following initiatives have been identified as opportunities which could be explored to help deliver more housing choices:
e enable arange of dwelling types to be developed at scale within the greenfields Site.
e Provide smaller section sites to provide opportunities for first home buyers to enter the market.
e Explore options to provide for medium density townhouses.
¢ |ocate dwellings close to employment opportunities and transport connections
e encourage good quality dwellings which exceed environmental minimums and provide more comfortable homes for the Far North people.
e apply universal design principles to buildings to make them usable for people of all ages.

There is an opportunity to provide for affordable housing at scale through the proposed Structure Plan area, which will result in more affordable pricing and an
increase in supply, more so than what can be delivered through infill housing.

6.19 Contamination

As noted previously, there is a small area of historic rubbish piles and stacks of untreated timber on the Site which may result in potential soil contamination.
Further testing will be required at the time of applying for a resource consent to develop the land. Overall, there are no significant contaminated land issues
that would pose a risk to human health, which would prevent the development of this Site for residential and commercial purposes.

6.20 Reverse Sensitivity and Rural Land Use

The Site interfaces with adjacent rural land and State Highway 10. These interfaces provide potential for reverse sensitivity effects to be created.

There is also rural residential living at Waitotara Drive. Development of the Structure Plan Area will potentially alter the perceived rural character of some
properties in this location. However, development of the Structure Plan area will be separated from properties on Waitotara Drive by the Kerikeri River, the
associated riparian area and land that will in future be vested as esplanade reserve. Consequently, there will be visual containment and a reasonable separation.
The proposed new road connection will increase traffic and movement at the northern end of Waitotara Drive. This is considered acceptable in light of the
character and level of activity on Waipapa Road. It is also noted that properties on the western side of Waitotara Drive back onto the proposed Sports Hub and
character and the level of activity in this location will be changing over time.
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The land to the south of the Site is used for rural purposes and it is likely this land use will continue for the foreseeable future. Suitable setbacks, landscaping
and other treatments can be employed to ensure any urban development on the Site will not unduly limit or restrict the ongoing use of adjacent land for rural
production purposes.

With respect to reverse sensitivity effects in relation to State Highway 10, this effect can be managed by locating business land at the western extent of the
Site. This creates a suitable and appropriate buffer to the Highway, enables less sensitive activities to locate in this area, provides a complimentary land use to
connect the Site with the existing urban area of Waipapa, facilitates creation of a strong activated urban frontage whilst providing safe vehicular access from
the rear of sites; and also provides for appropriate integration of land uses with the Sports Hub.

6.21 Summary of constraints and opportunities

The Development constraints identified above will require mitigation to implement the development of the Site. The main factors of infrastructure provision
and flood risk will need to be addressed in the early stages of the development of the Structure Plan to ensure that a successful development can be
implemented.

There are multiple opportunities to develop this Site in such a way that achieved Sustainable Management® outcomes, including consistency with Section 6, 7
and 8 as required by the Resource Management Act 1991.

6 As per Section 5- Purpose of the Resource Management Act 1991.

W/
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7. The Structure Plan

7.1 Methodology and Urban Design Principles

The Structure Plan Objectives and Guiding Principles are set out in Section 3.
The Proposed Structure Plan is shown in Figure 10 below.

The methodology for the development of the Structure Plan has been to identify all the constraints of the Site and understand how these constraints impact
on the land available for development. Areas where development would be inappropriate or constrained have been identified with overlays (e.g Flood hazard).
The land was assessed for opportunities in relation to identified resource management issues e.g. the growth and connectivity issues.

The outcome of the proposed Structure Plan is that the land is suitable for urban zoning and can provide Kerikeri and Waipapa with capacity to accommodate
the expected growth over the medium- and long-term planning horizons. The analysis suggest that the majority of the land would be suitable for residential
development and some land is required for commercial and employment related activities to support the objectives of sustainability. Following a detailed
assessment of demand for commercial space, an appropriate area has been identified to meet the commercial development needs of the area, to supplement
the existing commercial uses within Kerikeri and Waipapa. This also includes a smaller area to act as a neighbourhood centre, closer to the residential population.

Key Design Principles

e  Multi modal local roading networks provided through the Site

e Pedestrian access to the Kerikeri River and into Kerikeri.

e Provide for equitable access to public open space.

e Key transport links to State Highway 10 and Waipapa Road.

e Creating legible entries to the Site.

e Providing the ability for higher densities of development to face the natural assets and high value amenity edges.
e Provide a mitigation option for managing the flood risk on the Site.
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e Protect and enhance Rainbow Falls and the existing wetland and waterfalls on the Site.

e Provide well connected neighbourhoods within walking distance to key amenities.

e  QOpportunities for local employment.

e QOpportunities for living choices.

o (Create a commercial centre that fronts both the State Highway and the internal Road network.

e (Create one strategic access point from State Highway 10.

e Distributing uses so they can be cost effectively developed on appropriate areas of the Site.

e Incorporating these natural features into the storm and water treatment design.

e Setting development levels from existing natural features and working with surrounding topography.

e Providing opportunities for large scale retirement villages or affordable housing blocks to be provided for within the Site.
e Providing the opportunity to develop a hotel within the Site.

e Providing for opportunities for the character of Kerikeri to be reflected in the overall design of the development.

The urban form needs to respond to the adjoining rural land, State Highway 10, the sports hub and the River. There are noise and other reverse sensitivity
issues related to the Highway and reverse sensitivity related to the rural land. The outcomes of the Structure Plan respond to the matters above, resulting in
primarily residential zoning with a commercial area against SH10 to provide an appropriate urban relationship to Waipapa, adjoin the Highway with suitable
urban activities that will create a suitably active frontage and mitigate noise, traffic and pedestrian safety associated with the Highway.

The floodway is a significant feature that needs to be accommodated. The floodway is a constraint as well as an opportunity. The floodway is proposed to be
managed as a comprehensive and connected greenway system connecting with the Te Araroa Trail and the existing FNDC walkways.

By being residential focussed the area can contribute to accommodating the strong demand for housing identified in the region in an efficient way where
residents can live in very close proximity to employment, commercial/retail and amenity areas.

The urban form has been considered and developed to provide multiple connections and provide a range of land uses that will compliment and not compete
with Kerikeri or Waipapa. Importantly the structure plan area provides an opportunity to accommodate population growth over the next decades in an efficient
and connected way.
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Figure 10: Proposed Structure Plan for Brownlie Land
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7.2  Transport Connectivity Options

Four Transport options have been developed. Each of these options is outlined in Appendix 2. A preferred approach will be confirmed once the modelling has
been completed. For completeness, all transport connectivity options have been included in the Structure Plan to ensure that a range of options can be
appropriately considered. The technical evaluation of the movement options is covered by the Integrated Transport Assessment (ITA). All options have the
same proposed movement network except for variances in the southern connections into the Kerikeri area. The option evaluation will address the Kerikeri
access options only, with common features evaluated first.

Itis also noted that all options include an extended road from Aranga Road to Heritage Bypass parallel to the Kerikeri main road. This is a recommendation from
the traffic engineer to begin to address congestion issues by dispersal of traffic load and providing route options. It is understood some Council initiatives
support this idea as well.

All options have a continual road from SH10 to Waipapa Road, with a separate road off an intersection to access the southern part of the Site. This is supported,
as where the southern road extends into a Kerikeri access option, it will not intuitively encourage a direct connection from Kerikeri to Waipapa but promote
priority from SH10 to Waipapa Road.

All options have a comprehensive walkable network, separate to the road network in some cases, and connect to Waipapa through the Sports hub paths largely
incorporated in the consented sports hub design. A school site is also suggested that can make use of open space in the floodway mitigation area for grounds
and connect directly with the sports hub to share amenities.

The floodplain area is shown with path and cycle way integrated, and significant roads run alongside or close to it ensuring maximum public access and
enjoyment of what can be a high quality landscaped public space. “Greenways” access and connect other high value open spaces and features such as waterfalls
and the lower terrace area.

A very small neighbourhood area is indicated between the proposed SH10-Waipapa Road and the large open space area. This will provide both a walkable
amenity to future residents of that area, and an attractive gateway of a café or similar use to the open space. A tourist facility or hotel is shown in an area that
can be compatible with access to the golf club.

Each of the four transport options are attached in Appendix 2 and described in more detail below.
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Transport Option 1

Option 1 has single road going through the western edge of the golf club into a proposed new connection at the end of Aranga Road into Kerikeri (access B)
and then continuing to an existing connection (access C). This option gives good connection to the Kerikeri urban area from the submission Site and can be built
at walkable grades. It also provides access options to the large undeveloped block to the southeast. A pedestrian connection continues through the eastern
edge of the golf course to the submission Site. The Aranga Road connection can divert traffic to the north of the existing supermarket into the proposed
connector road, meaning the existing residential environment can be left largely unaffected.

Transport Option 2
This option again has one access road into Kerikeri and while the direct connection to the urban centre. Access C into Golf View Road goes through an existing
residential environment.

Transport Option 3

This option goes through Access E to an area that is logical for future urban development. It provides reasonable access to the Kerikeri urban centre avoids
large scale residential disruption. It is understood the geographical constraints of this access point present more issues than for access points B and C.
Nonetheless it provides a viable connection in terms of urban structure alone.

Transport Option 4

This option provides a road connection at access F, someway from the Kerikeri urban centre, with pedestrian and cycle access into the town centre through
Access C. This has the benefit of keeping traffic away from potential residential areas in the submission Site. It would not however provide strong structural
connectivity with Kerikeri in the same way a multimodal road would. A pedestrian and cycle access only has inherent Crime Prevention through Environmental
Design (CPTED) disadvantages for users, by not being activated by further means including cars and public transport.

Conclusion

It is considered that all options would provide for movement to, from and through the Site that provides choice, has resilience, and gives a robust connection
to both Kerikeri and Waipapa. The preferred options from an urban design perspective are having two multimodal connections into the existing Kerikeri town
centre, so that transport load can be dispersed with better urban outcomes. Further refinement of the Transport Options and a preferred solution will be
assessed on the completion of the Transport Modelling.

W/
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7.3 Infrastructure

Infrastructure for the proposed Structure Plan will need to be staged. The first stages of the development will need to rely on on-site wastewater and stormwater
management, with the later stages connecting to the wastewater reticulated network following the upgrades planned in the FNDC Long Term Plan. Significant
upgrades or a new wastewater treatment plant solution are required to service the proposed development. Integration with the FNDC timeframes for their
planned infrastructure upgrades as detailed in the Long-Term Plan 2018-28 will be key to the success of the development.

To successfully manage the development of this land, a temporary on-site wastewater treatment solution could be provided to support the first stages of the
development. The solution will include a discharge to land option, which considers the environmental constraints of the Site, including the locations of the
wetlands and the Kerikeri River. Discharge to water solutions have been discounted. Any future solution will be developed with reference to relevant rules,
legislation and in consultation with Ngati Rehia.

The new development will be designed to connect to a reticulated wastewater system and the delivery of development will be integrated with infrastructure
development and the provision of the required capacity. At this point in time, any onsite discharge solution will be decommissioned, and the remainder of the
land will be developed in a staged approach.

A secondary water supply system via a ground water take will need to be established on Site to service the development during times of low flow or algal bloom
in the main water supply for Kerikeri.

All stormwater management measures will be on-site.

7.4  Natural Hazard Management

A conceptual design for a floodway has been proposed to manage the 1:100-year flood risk. The area required for the floodway forms the Flood Hazard Overlay
for the Site. The development of the Site will form one of the first stages of the development to ensure that the natural hazard risk is managed prior to the
construction of the development.

W/
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The Structure Plan shows an indicative floodway that runs through the Site to manage the natural hazard flood risk on the subject land. There is a smaller area
of land to the north of the Structure plan that is still susceptible to the 1:100-year flood event. A key design principle for this area is to integrate public amenity
spaces and other infrastructure such as shared paths to ensure that these areas can be utilised by the community when not needed to manage flood flows.

7.5 Natural Environment

Development of the Structure Plan responds to the natural environment features, opportunities and constraints discussed in the report above.

The Structure Plan proposes to maintain and enhance the existing freshwater habitats and vegetated areas within the Structure Plan area, both of which
contribute to the ecological values of the area. Improvements to the existing vegetated area will be incorporated into future developments on the Site, including
fencing off areas that are not currently and undertaking weed removal.

The design of the proposed development will be guided by the location of these natural features and their protection and enhancement to the greatest extent
practicable. These features will be incorporated into the development as part of the green corridor network and the pedestrian and cycling network. The overall
aim of the Structure Plan is to protect and enhance the existing ecological areas on the Site. However, some of the natural features may need to be modified
to provide for the infrastructure connections and local road network on the Site. This would be addressed in detail at the future development stage.

The southern side of Kerikeri River is currently not accessible to the public. An objective of the proposed development is to create a green corridor along the
River edge to facilitate walking and cycling creating a high level of amenity for the residents of Kerikeri/Waipapa. Rainbow Falls are a significant natural feature
and tourist attraction for Kerikeri. At the moment, access to the Falls is only available via the existing Kerikeri River Track. Through the proposed greenways
identified in the Structure Plan, Rainbow Falls is highlighted as a natural asset for protection and enhancement, ensuring that the effects associated with the
development of the Structure Plan do not adversely affect the Falls. The general public will have greater access to be able to view and enjoy the Falls from the
Site.

7.6 Land Use

Building on the constraints outlined in Section 6 of the report above, the preferred Structure Plan proposes a mix of residential and mixed-use land, with an
area of natural Open Space over the existing Wetland Area. A neighbourhood centre is included where the key internal road network intersects. A local centre
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is also shown on the opportunities map to service the northern end of the development. Once the location of the local centre is more certain, there is an

opportunity to rezone this area to Mixed Use, which is better suited to the use of the land as a local centre.

Commercial Land

As noted in the pFNDP, the Mixed Use Zone provides:

“a framework in which commercial and residential activities can co-exist and it enables a range of compatible activities. The focus of the zone is to
revitalise urban centres and support business owners, residents and visitors, while ensuring that associated effects are appropriately managed. The
Mixed Use zone will contribute to the vibrancy, safety and prosperity of the District's urban centres and will be serviced by appropriate infrastructure.”

The Mixed-Use Zone could provide for opportunities for future employment for the local population and the future population. The Mixed-Use zone also

provides an opportunity to interface with State Highway 10, having a dual frontage to the internal roading network and the State Highway. The intention for

the Mixed Use zone is to build on the existing commercial and industrial uses within Kerikeri and Waipapa and to incorporate complementary uses that do not

detract from the main centres of Kerikeri and Waipapa.

In terms of managing the interface between uses and adjoining zone boundaries, the flowing is noted:

The proposed General Residential Land to the east will be separated from the Mixed Use zone via a natural overland flow path that will ensure that
there are appropriate setbacks between each of the different zonings.

The proposed General Residential Land to the north will be separated via the proposed floodway.

The smaller neighbourhood centre in the middle of the Structure Plan Area will be set back from the General Residential Area by the local road network.
The intention of this area is to provide for services that are complementary to the residential uses.

The proposed new roundabout on State Highway 10 will provide a key demarcation for a transition from the rural zone to the urban zone. As identified
on the opportunities map, there is the potential for the land to the south to be identified as Future Urban Zone.

The boundary between the Mixed-Use Zone and the Rural Production Zone can be managed via planting and landscaping at the time of applying for
resource consents.
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Open space and recreation.

An open space and recreation strategy will be developed during the resource consenting stage to respond to opportunities identified to incorporate opens
spaces into the proposed development area. The Structure Plan indicates roads running alongside existing and enhanced areas of bush or waterways wherever
possible. This creates a strong awareness of these areas and also allows them to be enjoyed by the public. Houses across the road from these open or natural
spaces address the road and as such overlook these areas.

Where a demand is identified, flat and useable neighbourhood parks will be provided for in central locations that are accessible where higher density residential
development is proposed, consistent with the Council’s Open Space Provision Policy.

Summary

The proposed land use pattern contributes toward future housing needs and allows the retention of landscape features such as bush areas and waterways to
be incorporated in the overall design and not used as saleable land as might be otherwise. The use of the General Residential Zone and the Mixed-Use Zone
will provide for a wide range of houses choices and levels of affordability and complementary commercial uses, facilitating employment opportunities for the
Far North.

W/
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8. Implementation

The proposed staging of the development is to be confirmed and will be guided by the implementation of the Proposed Precinct Rules. The construction of the

flood way and one access point are likely to form part of the first stage of the development, prior to the commencement/occupation of the residential
development. On-site wastewater treatment will also need to be considered for each Stage.

The Precinct Plan will contain a number of development triggers that will influence the Staging of the development. This level of detail is still to be confirmed.

Funding arrangements for the proposed infrastructure to facilitate the Structure Plan are still to be confirmed but will be largely developer lead.
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9. Conclusion

The Structure Plan outcomes have identified that the Brownlie land is well situated to provide capacity for the urban growth of Kerikeri and Waipapa. The land
is strategically located between the two townships, has few constraints to urban development and opens up several opportunities in relation to connectivity.

Through development of the Structure Plan a solution has been identified to enable development of the land while taking into account the natural features and

flooding constraints, as well as highlighting the opportunities of the Site to provide a range of transportation connections including access to Rainbow Falls -
Waianiwaniwa.

The land provides significant benefit in terms of being held in one ownership thereby offering significant opportunity to create a well-functioning, quality urban
environment because land development can be planned and implemented comprehensively.

The Structure Plan outcomes indicate primarily residential zoning with a commercial area against SH10 and a small-scale neighbourhood centre to support
residential development. The floodway is defined as an overlay and any future zoning will require a Precinct, or other Site-specific provisions to ensure the
appropriate land is secured to manage flood hazards.

A comprehensive and connected greenway system is proposed that has potential to connect with Te Araroa Trail and the Kerikeri River walkway. Two road
connection option options are provided into Kerikeri giving benefits as previously outlined.

By being residential focussed the area can contribute to accommodating the strong demand for housing that has been identified in an efficient way where
residents can live in close proximity to employment areas, and commercial/retail amenity.

The commercial area located against SH10 can provide a positively designed entrance to Waipapa providing a southern bookend to the urban part of Waipapa.
Part of the Site will be required to facilitate construction of the new State Highway 10 connection that will provide access to the Site and opportunity for a
strong east west connection between Waipapa and Kerikeri. This connection also provides opportunity to connect, via local roads to Waitotara Drive thus
providing an alternative route, and network resilience, for situations where State Highway 10 floods.

W/
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Locating business zoning to the west fronting State Highway 10 provides opportunity to manage reverse sensitivity effects with the State Highway and also
create dual frontage to business premises to create a strong urban edge and facilitate safe access for vehicles and pedestrians to the business area from within
the Site. Locating Business land in this location supports the character of Waipapa and creates greater opportunity for connection and integration with the
Sports Hub.

The commercial area also allows for social infrastructure that may be required to service the anticipated population of the residential area. The land would
enable social infrastructure such as schools and medical centres to be located efficiently.

Development of the Structure Plan Area will complement and not compete with the existing townships of Kerikeri or Waipapa. It will provide land for a balanced
and complimentary range of land uses, and most importantly will provide land capacity required for growth in an efficient manner and will facilitate a range of
outcomes that will directly contribute to creating a high quality and well-functioning urban environment.

Supported by various technical assessments, the rezoning of the land will provide capacity for additional housing supply for the Kerikeri and Waipapa area. The
location of the Site and its characteristics will facilitate creation of a well-functioning urban environment - compact and well-connected neighbourhoods and
appropriately designed commercial centres. The rezoning will create multiple opportunities for provision of a range of housing typologies and encourage more
affordable housing by increasing land capacity and creating a less constrained housing market.
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Appendix 1:

Site Constraints and Opportunity Plans
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Appendix 2:

Transport Options Plans
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Appendix 3:

Proposed Structure Plan
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Appendix 4:

Existing and Proposed Zoning of the Site, including proposed overlays and Precinct Area.
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Operative Zoning

Far North District Plan

Zoning Requested

Section 32 Report: October 2022

1. Submitter Details

Kiwi Fresh Orange Company Limited

1828 and 1878 State Highway 10, Waipapa (including Lot 1 DP
333643 and Lot 2 DP 76850

Part Lot 2 DP 41113, Part Lot 2 DP 89875, Lot 1 DP 333643 and
Lot 2 DP 76850

197ha

Proposed Far North District Plan

Rural Production

Proposed Zoning
-General Residential
- Mixed Use
- Natural Open Space.
Contact Details
The Planning Collective Ltd
PO Box 591, Warkworth 0941
New Zealand
Mobile: 021-422-346
Email: burnette@thepc.co.nz
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2. Executive Summary

This is an evaluation report prepared under section 32 of the Resource Management Act 1991 (RMA).
It is intended to examine and assess the proposal in the Structure Plan and The Precinct, and the relief
sought by the Kiwi Fresh Orange Company Limited’s submission on the Proposed District Plan
(Proposal).

In summary, the objectives of the Proposal are the most appropriate way to achieve the purpose of the
Act, because:

e The Proposal will result in an efficient use of land, providing for a cohesive and comprehensive
solution to meet the housing and commercial needs of Kerikeri and Waipapa’s growing
population.

e The natural features identified within the Proposal are protected through appropriate zoning.

e Accessibility to the Kerikeri River is increased and amenity values are enhanced.

e Ad hoc infill development and further subdivision of Rural Lifestyle blocks is reduced.

e Affordable housing can be provided.

e Development can be staged to ensure appropriate provision of infrastructure services.

The provisions of the Proposal are the most appropriate way to the achieve the objectives, because:

e The Proposal responds to the projected demand for more residential and commercial land in
Kerikeri and Waipapa which the proposed Far North District Plan does not provide for. The
Proposal provides development capacity for housing and business, while ensuring the business
use is compatible with the surrounding residential use and is both an efficient and effective use
of the land.

e The Proposal would result in an efficient use of the land for residential purposes, subject to the
management of the traffic connections and the management of the flood hazard on site.

e The site can be adequacy serviced via on site mechanisms in the short term and a connection
to the reticulated system in the long term. This is consistent with objectives that seek to ensure
urban development is provided alongside infrastructure needed to serve the development.

e Affordable housing can be provided at scale.

e The Proposal enables a flexible development opportunity, including retirement villages and
greenfield affordable housing development, which require land holdings. These types of
development cannot be achieved through infill housing.

e The Proposal protects and enhances the natural features of the site, including providing public
access to Kerikeri River, where no access is currently available.

A comparative analysis of other options was carried out in the preparation of this report. These
alternatives are less appropriate than the Proposal’s provisions because they do not provide the
housing and business development capacity required to service growth or do not enable compatible
residential and commercial uses. They therefore do not unlock the benefits of the Proposal or have
greater costs in terms of the environmental effects. The other options would result in further increases
in sprawl and the inability to provide for affordable housing due to the infrastructure costs.
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This report considers the benefits and costs of the environmental, economic, social, and cultural effects

anticipated from implementation of the Proposal’s provisions. In particular, it concludes:

That demand for additional housing business development capacity will be met.

Additional transport connectivity through the site (both for private vehicles and active
transport uses) is provided.

The Proposal will adequately manage the flood hazard risk present on the Site prior to
development occurring through the Precinct.

Development can be suitably serviced on-site until such time as there is capacity within the
reticulated network.

The Proposal opens up Kerikeri River to the public, which has significant amenity benefits.
The Proposal protects the wetland features and vegetation around Rainbow Falls, through the
use of the Natural Open Space Zone.

The Proposal could result in 2,348 FTE potential jobs from the construction of approximately
1,830 dwellings and 653 FTE potential jobs from the construction of a commercial and
employment centre.

The Proposal will meet the identified demand for an additional 11ha of business and
Commercial land identified in the FNDC Section 32 reports, as well as the additional 4ha
demand identified in the Economic Assessment.

Provide for uses that complement both Kerikeri and Waipapa Townships.

Therefore, the Proposal is the most effective and efficient option to achieve the objectives of the PDP

and the Proposal.

A Section 32 report must consider the risk of acting or not acting if there is uncertain or insufficient

information about the subject matter of the provisions. There is sufficient information to assess the

effects anticipated from implementation of the Proposal’s provisions. The effects of urban

development are well understood, and the Proposal is supported by technical expert reports which

identify the need for further urban development capacity and provide solutions to overcome site

constraints.

Yo’
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3. Introduction

Kiwi Fresh Orange Company Limited (KFO) is a submitter on the Proposed District Plan seeking to rezone
197ha of land in Kerikeri-Waipapa to a mix of General Residential, Mixed Urban and Natural Open Space
(Site or Submission Area).

The content of KFO’s submission is provided in the following reports:

e the Structure Plan — which provides the background and justification for the proposal
to rezone the Submission Area. It also identifies the various zones, precincts and
overlays to be applied to the land; and

e the Precinct — which contains the proposed provisions applying to the zones, precincts
and overlays in the Structure Plan.

(We refer to these documents and submission and relief sought therein as the Proposal)

In formulating its Proposal, KFO commissioned technical expert reports to understand whether there
was demand for rezoning and to assess the sites feasibility — in terms of constraints and environmental
effects — for development.

In this section 32 evaluation report (Evaluation Report), we examine and assess the Proposal and the
expert reports in accordance with section 32 of the RMA.

In preparing the Evaluation Report we have:
e Reviewed the Proposed District Plan (PDP).
e Reviewed the s32 Analysis and supporting documents provided in support of the PDP.
e Reviewed the Proposal and technical reports for the Site in light of the Proposed District Plan.
e Considered relevant higher order policy, including:
0 The Regional Policy Statement for Northland (RPS);
0 The National Policy Statement for Freshwater Management (NPS-FM);
0 The National Policy Statement on Urban Development (NPS-UD);
0 The National Policy Statement on Highly Productive Soil (NPS-HPL).

Site location and Description
We adopt the Structure Plan’s assessment of the Site location and description and note, in summary:

e The Site is proposed to be zoned Rural Production under the PDP. It is currently used for rural
production purposes.

e The Site is located on SH 10 between Kerikeri and Waipapa. The land to the south of Kerikeri
and to the North of Waipapa is zoned for horticultural purposes which seeks to protect the
land for horticultural uses.

e The Site adjoins Kerikeri River to the Northeast and Northwest. To the east is the Quail Ridge
Country Park retirement village. To the Southeast is the Bay of Islands Golf Course. To the
southwest and to the south is existing Rural Production Land. A network of roads exists
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around the Site, including State Highway 10, Waipapa Road, Kerikeri Road and the Heritage
Highway.

e The Site is relatively flat and drops away towards the Kerikeri River. There are two waterfalls
present on site that have a drop of 15m and 20m. They are fed by smaller waterways that run
though the Site. These waterfalls are located in the central / eastern portion of the land within
an area of rolling contour, commonly referred to as the Amphitheatre. This area provides a
transitional zone from the flat land, down towards the Kerikeri River and exhibits natural
features worthy of protection.

e Rainbow Falls — Waianiwaniwa is a significant waterfall / natural feature within the Kerikeri
River. The Falls have a drop height of approximately 25m.

e There are a number of streams and overland flow paths that traverse the Site. A large portion
of the Site is also subject to the 1:100-year AEP flood event.

e Accesstothe Siteis currently gained via SH10, which is a key connection route between Kerikeri
and Waipapa.
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4. Description of the Proposal

4.1 The Proposal —underlying zones, precinct and overlay

In support of its submission, the Proposal seeks to apply to the Submission Area existing PDP zones with
additional an overlay and precinct. The Proposal’s proposed zoning, precinct, and overlay are explained
in detailed below.

Proposed Zoning:
The proposed zoning seeks the following approximate zone areas:

e General Residential- 152ha (gross)
e Mixed Use — 22ha (gross)

e Natural Open Space- 23ha (gross)

The proposed zoning framework is outlined in Figure 1 below:
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Figure 1: Submission area highlighted by red outline. Proposed re-zoning shown within the submission area.
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Proposed Precinct Provisions and Rules:
The Structure Plan identifies the need for specific place-based provisions that address the following:
e The management of the flood hazard.
e Management of the delivery of infrastructure, specifically in relation to onsite wastewater
services and staging connections to the reticulated network.
e Provision of potable water supply to service the development.
e Provision of an intersection with State Highway 10.
e Floor space cap for business activities.

Therefore, it proposes a precinct in addition to the underlying zoning.

For the purpose of the Proposal, the Precinct is named “The Brownlie Land Precinct”. However, a Hui
is proposed to be held with Ngati Réhia to agree on a more appropriate name for the area. We adopt
the current name for this Evaluation Report.

The proposed precinct framework is outlined in Figure 2 below:

[ -

Figure 2: Proposed Precinct Plan- covering the entire Brownlie Land Structure Plan Site.

Proposed Overlay:

Flood modelling by Northland Regional Council identifies the Site is subject to a flood hazard, as is
surrounding land. In support of the Proposal, KFO commissioned assessments to determine the
maximum area of land on the Site needed and the feasibility of engineered solutions to manage the
flood hazard.

The Proposal proposes a floodway to convey floodwaters and mitigate the impact of flood hazard
outside the site. The alignment of this floodway generally follows the alignment of the existing overland
flow path once it has collected floodwaters that spilled across SH10. The proposed floodway is defined
spatially using an Overlay.
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The Overlay relates to rules in the proposed Precinct that will require the land area for flood hazard
management to be defined and secured alongside the first development consent on the land and ahead
of any building.

The proposed overlay framework is outlined in Figure 3 below:

Figure 3: Proposed Flood Hazard Management Overlay.
4.2 Summary of the changes proposed to the Proposed District Plan

The PDP currently zones the Site Rural Production. The Site is also subject to a Natural Hazards and
Risks Overlay. In summary, as per the maps and descriptions above, the Proposal seeks:
e to change the zone from Rural Production to a combination of General Residential, Mixed Use
and Natural Open Space;
e toadd a Precinct with associated tailored provisions; and
e remove the River Flood Hazard Zone Overlay (100 Year ARI Event) and apply the overlay in
Figure 4, based on the site-specific flood hazard assessment prepared in support of the

Proposal. $554.050
4.3 Consultation and engagement

A number of meetings have taken place with FNDC, Ngati Rehia, local community groups, including the
Kerikeri and Waipapa Rotary Clubs and Vision Kerikeri and Bay of Islands Golf Club, to discuss the
proposed re-zoning of this Site. A summary of the consultation that has occurred to date and the
general feedback is outlined in the Communications Summary Report, prepared by the Planning
Collective.
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5. Section 32 Analysis

Section 32 sets out the requirements for preparing and publishing evaluation reports. The overall
purpose of section 32 in that context is to ensure that any provisions proposed through a plan change
are evidence based, clear and certain, and the best means to achieve the purpose of the RMA.

This section of the Evaluation Report assesses the Proposal in accordance with section 32.
5.1 Appropriateness of the Proposal to achieve the purpose of the Act

Section 32(1)(a) of the RMA requires that the evaluation report: ‘examine the extent to which the
objectives of the proposal being evaluated are the most appropriate way to achieve the purpose of this
Act’.

51.1 Objectives of the proposed re-zoning

The objectives that will apply to the Proposal are those in the underlying zones (General Residential,
Mixed Use and Natural Open Space) and site-specific objectives to apply through a precinct and overlay.
Below, we consider the general objectives of the Proposal, which have informed the objectives in the
Precinct Plan (if site specific objectives were required in addition to the base zone).

In summary, these objectives seek to:

Structure Plan overall objectives:

e To provide for the growth demands of Kerikeri and Waipapa in a strategic manner that will
achieve efficient, connected, high-quality, and sustainable urban outcomes.

e Recognise the existing different urban roles of Kerikeri and Waipapa and support and integrate
the development with those existing uses.

e Reflect and incorporate Ngati Reéhia values in the development of the land.

e Tointegrate urban development with efficient infrastructure servicing (physically, spatially, and
economically) and to align the expansion and extension of reticulated infrastructure with the
FNDC levels of service and proposed infrastructure upgrades.

e Ensure that the infrastructure provided to service future development is resilient and has
sufficient capacity to respond to future growth demands.

e Promote an urban character that reflects the unique characteristics of Kerikeri in terms of
temperate climate, strong Maori and European heritage, proximity to the coastal environment,
and presence of horticultural activities.

e Reduce the creation of solid waste through sustainable design solutions and material choices
during construction.

e Promote energy use reduction through, sustainable urban form including the creation of
walkable catchments, pedestrian, and cycle connections throughout the development and to
the wider area.

e Promote the use of solar energy to harness the benefits of the temperate climate.
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e Encourage sustainability in food production through the provision of community gardens,
common allotments, use of appropriate spaces in proposed reserve areas, and provision of a
range of site sizes.

Within the General Residential zone:

e Enable a range of housing types at a range of densities and in a manner that is in keeping with
the planned urban built character of the zone and characteristics of the Site.

e Development is in keeping with the amenity values or character values of the area.

e Provide for a variety of housing options in accordance with the capacity of the infrastructure
on the Site.

e Provide for new communities with functional and high amenity living environments.

e The urban environment is resilient to climate change

e Enable and provide for multi-unit developments and terraced housing where there is adequate
infrastructure capacity.

e Provide for a certain amount of non- residential activities to support the social and economic
wellbeing of the residential area.

e Encourage development within the site to provide strong connections to the Kerikeri River.

Within the Mixed-Use Zone

e Provide for a range of land uses that complement the existing Town Centres of Waipapa and
Kerikeri.

e Development in the Mixed Use zone is of a form, scale, density and design quality that
contributes positively to the vibrancy, safety and amenity of the zone.

e Reverse sensitivity issues between the Mixed Use Zone and the General Residential Zone are
managed through active street frontages or greenways to provide a buffer between the zones.

e A range of commercial, civic, community and residential uses (above ground floor level) are
provided for within the Zone.

o All development is supported by adequate infrastructure.

Within the Natural Open Space Zone

e The ecological, historic heritage, cultural and natural character values of the Natural Open
Space zone are protected and enhanced for the benefit of current and future generations.

e Public access is provided for, for leisure and customary activities.

e Ensure that natural hazards are managed though this site, including the integration with the
floodway.

Within the District Wide provisions

e Strategic Direction: The management of urban growth integrating existing and future
infrastructure, providing sufficient land, or opportunity to meet growth demands for housing
and business.

e A Commitment to engagement in partnership with tangata whenua.

e Urban Growth and infrastructure are resilient and adaptable to the effects of natural hazards
and climate change.

ZPLANNING
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e Adequate development infrastructure in place or planned to meet the anticipated demands for
housing and business activities.

e The natural character of wetland, lake and river margins are managed to ensure their long-
term preservation and protection for future generations. The proposed land use enhances the
natural assets of the Site.

e Land use and subdivision is consistent with and does not compromise the characteristics and
gualities of the natural character of wetland, lake and river margins.

e Rainbow Falls is managed to ensure the long-term protection for current and future
generations.

e The subdivision of the Site results in an efficient use of land, in accordance with the Zone
provisions, manages the effects of natural hazards, protects the ecological values of the site
and positively contributes to the local character and sense of place.

Through the precinct plan
e Infrastructure is adequately provided for in a staged approach.
e On-site infrastructure solutions are capable of being accommodated for on the Site.
e Natural hazards are managed and mitigated to provide for a resilient urban environment
e larger scale retail is provided for in the Mixed-Use Zone.
e No more than 7,500m? of retail flood space is provided for within the Precinct Area.

5.1.2 Assessment of the Objectives against Part 2 of the RMA

Purpose of the RMA

Section 5 of the RMA identifies the purpose of the RMA as being the sustainable management of natural
and physical resources. This means managing the use, development and protection of natural and
physical resources in a way that enables people and communities to provide for their social, cultural
and economic well-being and health and safety while sustaining those resources for future generations,
protecting the life supporting capacity of ecosystems, and avoiding, remedying or mitigating adverse
effects on the environment.

Proposed District Plan — Strategic Direction

The PDP sets out its overarching direction for the district plan. Its ‘Strategic Direction’ reflects those
factors which are considered key to achieving the overall vision for the pattern and integration of land
use within the Far North District. The appropriateness of the Proposal’s objectives are assessed against
these directions.

We refer to Appendix A which contains the Strategic Directions.

Analysis against the PDP’s Strategic Direction

Urban form and development

Objectives SD-UFD-01 to SD-UFD-04 set out the overarching direction for the District’s urban form and
development and aim to improve efficiency and affordability for communities, seek to contribute to
the vibrancy and viability of town centres and solidify investment Council makes into development

ZPLANNING
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infrastructure. SD-UFD-03 in particular seeks to ensure “Adequate development infrastructure in place
or planned to meet the anticipated demands for housing and business activities.”

The objectives of the Proposal are consistent with objectives SD-UFD-01 to SD-UFD-04, which in turn
achieve the purpose of the RMA. An objective of the Proposal is to provide additional housing and
business development capacity based on growth projections and demand identified in the Economics
Assessment. It seeks to provide affordable housing in an area where affordable housing is in high
demand —the Economics Assessment projects that many households will not be able to afford housing
above $600,000. The Proposal is prepared so as to enable urban development that is resilient to the
impact of flooding.

Natural environment

The natural environment Strategic direction objectives in SD-EP-O1 to SD-EP-O6 seek to actively
manage ecosystems to protect, maintain and increase biodiversity for future generations and protect
significant indigenous vegetation and significant habitats of indigenous fauna.

The objectives of the Proposal are consistent with SD-EP-O1 to SD-EP-O6, which in turn achieve the
purpose of the RMA. The natural resources of the site, including in particular, Kerikeri River and
Rainbow Falls and the adjacent wetlands will be maintained and enhanced, with public access to ensure
that the resources are sustained for the current and future generations. The existing provisions within
the PDP and the Proposed Precinct Plan that will apply to the Site will ensure that development avoids,
remedies, or mitigates adverse effects on the environment.

Rural Environment

The rural environment Strategic direction objectives in SD-RE-O1 to SD-RE-O2 seek to enable the
efficient operation of primary production and protect highly productive land from inappropriate
development to ensure its production potential for generations to come.

As is discussed in section 6.3, the Site contains highly productive soils / highly versatile soils under the
RPS (Policy 5.1.1(f)) and NPS-HPL. While the PDP silent as to what constitutes ‘inappropriate
development’ the NPS-HPL and RPS are prescriptive. Under the NPS-HPL, the rezoning of highly
productive land is only permitted if it is required to provide sufficient development capacity, there are
no other reasonably and practicable and feasible options for providing the development capacity, and
the environment effects and economic benefits of rezoning outweigh the environment effects of
economic costs of losing the highly productive land.

This issue is also considered in detail elsewhere in this report and, in brief, we consider that the test in
the NPS-HPL is met. Consequently, the rezoning would therefore not be inconsistent with SD-RE-O1 to
SD-RE-02 and the RPS. The summary of the points supporting this conclusion are:

e The Economics Assessment has identified that there is unsatisfied demand for development
capacity.

e The Council’s section 35 assessment has identified through an analysis of resource consents by
zone and type that growth may not be occurring where the operative plan anticipated and
there is inadequate supply of urban zoned land.
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e The PDP has identified important areas for horticultural production, which does not include the
Site. Rezoning the Site to meet demand for housing capacity will reduce the risk of future
fragmentation of valuable horticultural land.

e Alternatives, such as infill development or piecemeal rural residential development (identified
as occurring the Council’s section 35 assessment) will not meet the demand for development
capacity and could lead to the loss of higher productive soils servicing horticulture —a more
important primary product of the Far North.

Analysis of the proposal objectives against Part 2
Section 6(a) - the preservation of the natural character of the coastal environment (including the coastal
marine area), wetlands, and lakes and rivers and their margins, and the protection of them from
inappropriate subdivision, use, and development:

The Site contains a number of areas of high amenity areas, including the Kerikeri River which boarders
the site, Rainbow Falls — Waianiwaniwa (which is identified as an Outstanding Natural Feature in the
PDP), and a significant internal wetland system which also contains two natural waterfall features.

The proposed zoning and identification of non-developable areas will protect the environmental values
and qualities of these areas as well as enhancing them through the provision of public access. The
natural features have been appropriately zoned to ensure their protection from inappropriate use,
subdivision, and development.

Section 6(b) - the protection of outstanding natural features and landscapes from inappropriate
subdivision, use, and development:

There are no identified outstanding natural features on the site under the PDP. Adjacent to the site is
the Rainbow Falls which is identified as an Outstanding Natural Feature within the PDP (reference 66).
The Proposal aims to protect and enhance this outstanding natural feature as well as provide public
access to the Kerikeri River.

Section 6(c) — the protection of areas of significant indigenous vegetation and significant habitats of
indigenous fauna:

There are areas of significant indigenous vegetation within the Site. These areas are identified in the
technical report prepared by Bioresearches and are intended to be protected from inappropriate
development. Additionally, the identified wetland areas will be protected within the proposed Natural
Open Space zoned area. The proposed flood Overlay also extends to this area. The Kerikeri River will
also be protected by an esplanade reserve at the time of subdivision, ensuring that habitat is protected
from inappropriate development.

The objectives are therefore consistent with the Bioresearches recommendations to protect significant
areas and section 6(c).

Section 6(d) - the maintenance and enhancement of public access to and along the coastal marine area,
lakes, and rivers:
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The Proposal seeks to enhance access to the Kerikeri River by providing public access to the true left of
the river, which is currently restricted by private ownership. An esplanade reserve will protect the river
edge at the time of subdivision.

The objectives which seek to enable this access are therefore consistent with section 6(d).

Section 6(e) and (g) - the relationship of Maori and their culture and traditions with their ancestral lands,
water, sites, waahi tapu, and other taonga, and the protection of protected customary rights

KFO has engaged with Ngati Réhia throughout the preparation of the submission. While there are no
known sites of cultural significance in this area identified to date, consultation and related discussions
have traversed the potential benefits to Ngati Rehia in terms of involvement in the development of the
land and related land uses that will be facilitated.

The Proposal does not result in the loss of customary rights.

Objectives seeking to reflect and incorporate Ngati Rehia values in the development of the land are
consistent with section 6(e) and (g).

Section 6(f) — the protection of historic heritage from inappropriate subdivision, use, and development:

Objectives seeking to protect and enhance the historical heritage of the Natural Open Space Zone are
consistent with section 6(f). A preliminary Site investigation has been undertaken by Origin
archaeology. The remains of a 1910s tramline (recorded as P0O5/930) were identified along the eastern
edge of the site. This tramline has been utilised as a farm track. No other archaeological sites were
identified as a result of the primary field inspection. It is recommended that this feature be retained
once the re-zoning is achieved.

Section 6(h) - the management of significant risks from natural hazards:

While a 1:100-year flood hazard presents a risk, the technical reports demonstrate there is an
engineering solution to the management of the natural hazard through the Site, ensuring it is resilient
to the effects of climate change and is suitable for urban development.

The flood protection measures are encouraged by objectives seeking the urban environment be
resilient to climate change and ensuring that infrastructure is resilient of capacity to respond to future
growth demands. The objectives are therefore consistent with section 6(h).

Section 7 — other matters

Section 7 of the RMA identifies a number of “other matters” to be given particular regard by Council.
Specific matters from section 7 that are relevant to the Plan Change include:

(a)kaitiakitanga:
(b) the efficient use and development of natural and physical resources:

ZPLANNING

Section 32 Report: October 2022 14 COLLECTIVE



(c) the maintenance and enhancement of amenity values:

(d) intrinsic values of ecosystems:

(f) maintenance and enhancement of the quality of the environment:
(g) any finite characteristics of natural and physical resources:

(i) the effects of climate change:

Assessing the objectives of the Proposal, the proposed re-zoning will enable the efficient use and
development of natural resources including finite resources by providing for a spatially appropriate
area for projected future growth to be accommodated while not resulting the further fragmentation of
rural lifestyle living blocks or the loss of land suitable for horticultural uses.

The matters in Sections 7(c), (d), and (f) are fundamental principles to be incorporated into the Site’s
development. The inclusion of the Natural Open Space zone in areas identified as significant natural
areas is consistent with both section 6(c) and sections 7(c), (d) and (f).

The effects of climate change under section 7(i) are mitigated through the proposed precinct Provisions
and the requirement to mitigate the natural hazard flood risk prior to the occupation of buildings on
Site.

In regard to the finite characteristics of the natural and physical resources on the Site in section 7(g),
we adopt the analysis under the ‘Rural Environment’ heading above.

Section 8 — Te Tiriti o Waitangi

Section 8 requires Council to take into account the principles of the Treaty of Waitangi. It is considered
that this proposal will not offend against the principles of the Treaty of Waitangi, based on our
consultation with Ngati Réhia.

Ngati Réhia are the relevant hapd for this area. The Hapld Management Plan acknowledges overlapping
interests with other Ngapuhi hapa.

Itis understood that Far North District Council has intended to take the principles of Te Tiriti o Waitangi
into account in preparing the Proposed District Plan. This combined with the engagement with Ngati
Réhia to date, that will be ongoing, that the principles have been taken into account.

Conclusion
Based on the analysis above, and elsewhere in this Evaluation Report, we consider the Proposal’s
objectives are the most appropriate way to achieve the purpose of the Act.

5.2  Appropriateness of the provisions to achieve the objectives

Section 32(1)(b) requires: An evaluation report required under this Act must—
(b) examine whether the provisions in the proposal are the most appropriate way to achieve the
objectives by—
(i) identifying other reasonably practicable options for achieving the objectives, and
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(ii) assessing the efficiency and effectiveness of the provisions in achieving the

objectives; and

(iii) summarising the reasons for deciding on the provisions, and
(c) contain a level of detail that corresponds to the scale and significance of the environmental,
economic, social, and cultural effects that are anticipated from the implementation of the
proposal.

When assessing the efficiency and effectiveness of the provisions in achieving the objectives,
section 32(2) of the RMA requires that the assessment:

(a) identify and assess the benefits and costs of the environmental, economic, social, and
cultural effects that are anticipated from the implementation of the provisions, including the
opportunities for—

(i) economic growth that are anticipated to be provided or reduced; and

(ii) employment that are anticipated to be provided or reduced,; and
(b) if practicable, quantify the benefits and costs referred to in paragraph (a); and
(c) assess the risk of acting or not acting if there is uncertain or insufficient information about
the subject matter of the provisions.

This step requires an identification and assessment of reasonable alternative options and associated
provisions (policies, rules and standards) for achieving the objectives in accordance with the
requirements of section 32 (costs, benefits, efficiency and effectiveness).

In examining whether the provisions of the Proposal are the most appropriate way to achieve the
objectives, we have considered the objectives of the underlying zone proposed in the PDP and the
site-specific precinct objectives. These are referred to collectively as the ‘objectives’ in the options
analysis.

Consideration has been given to the following other reasonably practicable options:

e Option 1: Do nothing (retain Rural Production Zoning)

e Option 2: Zone the land a mix of Residential and Industrial Zoned Land

e Option 3: Zone the land a mix of Residential and Mixed Use Zoned Land

e Option 4: Zone the land Rural Lifestyle or Rural Residential zone.

e Option 5: within each of Options 2 and 3, there is an option to zone the wetland vegetation
areas of the Site as Open Space Zone, rather than the Natural Open Space Zone used in
Options 2 and 3.

A table with the detailed options analysis, which assesses the efficiency and effectiveness and the
benefits and costs of the environmental, economic, social, and cultural effects anticipated from the
implementation of the options is provided below.
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Options Analysis

Benefits | Costs

Option 1: Do Nothing (retain Rural Production Zone)

Would retain the rural production activities on the | The ability to use the land for urban development
site, with the land valued at $9,680,000 (Urban | would be lost, meaning that growth for residential
Economics). development and retirement villages would need
to occur elsewhere in Kerikeri and Waipapa, which
No loss of rural production land and highly | could result in additional urban sprawl and
productive soils. inefficient use of land.

The Kerikeri Riverbanks will remain in private land
ownership along the true right. Restricting
connectivity and access to the Awa.

As demonstrated through the technical
assessments, affordable housing will not be able to
be provided at scale to service the growing
Kerikeri/Waipapa populations.

Retaining the zoning will result in a loss of 2,348
FTE potential jobs from the construction of
approximately 1,830 dwellings and the loss of 653
FTE potential jobs from the construction of a
commercial and employment centre.

Efficiency and Effectiveness

Option 1 is not an efficient or effective option for achieving the objectives.

In particular, it does not enable the development capacity required to meet the business and housing
demand. The Economic Assessment demonstrates that infill development will not provide the required
capacity in the medium and short term. Doing nothing will therefore not “provide for the growth
demands of Kerikeri and Waipapa in a strategic manner that will achieve efficient, connected, high-
quality, and sustainable urban outcomes.”

Page 5 of the Efficiency and Effectiveness of the Far North District Plan- April 2020, prepared under
Section 35 of the RMA to support the PDP, outlines that throughout the 2013-2018 period, a significant
amount of resource consent applications were located in the rural environment, and in particular the
Rural Production zone. In summary, the report notes that the increase in resource consents may be due
to the following reasons:

e Growth may not be occurring where the plan anticipated;
e Supply issues with wastewater in the Kerikeri urban area may be restraining development; and
e May indicate there is an inadequate supply of urban zoned land.
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Benefits Costs

The report concludes noting that the PDP needs to ensure that there is an adequate supply of land for
urban uses. The Do-Nothing option does not secure additional supply in the most appropriate location
for growth in Kerikeri and Waipapa.

Because the infill development will not provide the required development capacity, development may
creep into rural land (as demonstrated by the section 35 report). This will result in an inefficient use of
land due to the potential for urban sprawl and impact on highly productive soils. It may also be
suboptimal from an infrastructure servicing perspective. It will not, therefore:

e integrate with efficient infrastructure servicing and the expansion of reticulated infrastructure;

e ensure that the infrastructure provided to service future development is resilient and has

sufficient capacity to respond to future growth demands;
e provide for new communities with functional and high amenity living environments; and
e recognise the existing different urban roles of Kerikeri and Waipapa and support and integrate

the development with those existing uses.

Benefits Costs

Option 2- Zone the land a mix of General Residential, Natural Open Space and Industrial Zoned Land

This option entails rezoning the Site a mix of General Residential, Natural Open Space, and a mix of heavy
and light industrial uses. This option is considered as an alternative because the Section 32 Report —
Urban Environment (sections 4.3.1 and 7.1) identifies there is demand for some light industrial activities

(11ha) in Kerikeri and Waipapa.

Direct access from SH10

Meets the demand for additional residential land.

Provides additional transport connectivity through
the site (both for private vehicles and active
transport uses)

Opens up Kerikeri River to the public, which has
significant amenity benefits

Protects the wetland features and vegetation
around Rainbow Falls.

Retaining the zoning will result in 2,348 FTE
the
approximately 1,830 dwellings.

potential jobs from construction  of

Potential Oversupply of industrial land.

Proposed land uses competing with the industrial
activities within Waipapa.

Reverse sensitivity issues associated with locating
light and heavy industrial land next to residential
land. The definition of Industrial Activities “means
that
processes, packages, distributes, repairs, stores, or

an activity manufactures,  fabricates,
disposes of materials (including raw, processed, or
partly processed materials) or goods. It includes

any ancillary activity to the industrial activity.”

Sprawl of industrial land uses along SH10.

Additional infrastructure requirements including
trade waste disposal.
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Benefits Costs

Loss of the rural production activities on the site,
with the land valued at $9,680,000 (Urban
Economics)

Efficiency and Effectiveness

Option 2 is an efficient and effective option for achieving the objectives in some respects. However, the
industrial use of the land is not compatible with the predominant purpose of zoning the land General
Residential, reducing the appropriateness of this option.

In terms of the General Residential Zone, the Economic Assessment establishes development capacity
for housing in Kerikeri-Waipapa. The proposed rezoning would result in an efficient use of the land for
residential purposes, subject to the management of the traffic connections and the management of the
flood hazard on site. Having some greenfields land available for development will ensure that the
demand can be met for providing affordable housing and retirement villages, which cannot be achieved
through infill housing alone. This meets the objectives that seek to provide for growth demands of
Kerikeri and Waipapa.

The use of the land near SH10 for industrial purposes would not be an efficient use of land as industrial
land should be clustered closer to the industrial centre of Waipapa, where there is already a clear land
use pattern. Having additional heavy and light industrial activities on the Site would result in a
fragmentation of industrial land and potentially resulting in issues of reverse sensitivity on the edges of
the zone where the zoning pattern moves to residential. The demand for the additional 11ha of Industrial
land can be provided for within Waipapa for the next 10 years. Having additional Industrial zoned land
would be surplus to meeting the demand requirements. It would be inconsistent with the objectives
that seek to ensure development is in keeping with the amenity values or character values of the area.

Benefits Costs

Option 3- Zone the land a mix of General Residential, Natural Open Space and Mixed Use Land

Option 3 is the Proposal contained in the Structure Plan and Precinct Plan. It seeks to zone the site a mix
of General Residential, Natural Open Space and Mixed Use Land.

This option is considered because the Section 32 Report — Urban Environment (sections 4.3.1 and 7.2)
identifies there is demand for some commercial activities (9-14ha) in Kerikeri and Waipapa.

Meets the demand for additional residential land. Loss of the rural production activities on the site,
with the land valued at $9,680,000 (Urban
Provides additional transport connectivity through | Economics).

the site (both for private vehicles and active
transport uses)

Opens up Kerikeri River to the public, which has
significant amenity benefits

e’
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Benefits Costs

Protects the wetland features and vegetation
around Rainbow Falls.

Retaining the zoning will result in 2,348 FTE
potential jobs from the construction of
approximately 1,830 dwellings and 653 FTE
potential jobs from the construction of a
commercial and employment centre.

Will meet the identified demand for an additional
11ha of business and Commercial land identified in
the FNDC Section 32 reports, as well as the
additional 4ha demand as demonstrated by the
Economic Assessment, provided by Urban
Economics.

The Mixed-Use zone will have direct access from
SH10.

Provide for uses that complement both Kerikeri

and Waipapa Townships

Efficiency and Effectiveness

Option 3 the most efficient and effective option for achieving the objectives. It provides development
capacity for housing and business, while ensuring the business use is compatible with the surrounding
residential use.

In terms of the General Residential Zone, the Economic Assessment establishes development capacity
for housing in Kerikeri-Waipapa. The proposed rezoning would result in an efficient use of the land for
residential purposes, subject to the management of the traffic connections and the management of the
flood hazard on site. Having some greenfields land available for development will ensure that the
demand can be met for providing affordable housing and retirement villages, which cannot be achieved
through infill housing alone. This meets the objectives that seek to provide for growth demands of
Kerikeri and Waipapa.

As noted in the PDP Mixed Use Zone Chapter, “The Mixed Use zone provides a framework in which
commercial and residential activities can co-exist and it enables a range of compatible activities. The
focus of the zone is to revitalise urban centres and support business owners, residents and visitors, while
ensuring that associated effects are appropriately managed. The Mixed Use zone will contribute to the
vibrancy, safety and prosperity of the District's urban centres and will be serviced by

appropriate infrastructure.”

The use of the land near SH10 for “Mixed Use purposes” would be an efficient use of land and would
meet the demand identified by the Section 32 Reports that support the PDP. The Commercial land would
have direct access from SH10 via a roundabout and would offer a greenfields development for
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Benefits Costs

commercial uses that do not compete with the boutique offering within Kerikeri. There is also the option
to integrate residential development above the commercial uses through the proposed Mixed-Use
provisions.

As demonstrated through the technical supporting documents, the site can be adequacy serviced via on
site mechanisms in the short term and a connection to the reticulated system in the long term. This is
consistent with objectives that seek to ensure urban development is provided alongside infrastructure
needed to serve the development.

The proposed re-zoning under Option 3 would create an additional 9,303 FTE jobs over a 30-year
lifetime, which is a considerable economic benefit to the region.

Benefits

Costs

Option 4- Rezone the land to either Rural lifestyle or Rural Residential

All sites could be self-serviced in terms of the three
waters infrastructure.

The ability to use the land for urban development
would be lost, meaning that growth for residential

development and retirement villages would need
to occur elsewhere in Kerikeri and Waipapa, which
result in additional and

could urban sprawl

inefficient use of land.

Affordable housing will not be able to be provided
at scale to service the growing Kerikeri/Waipapa
populations.

Rural Lifestyle and Rural Residential land would
result in an unproductive use of the land, resulting
in increased low density urban sprawl between
Kerikeri and Waipapa.

Highly productive soils would be lost to inefficient
uses.

Additional transportation infrastructure would still
be required to service the site, resulting in a higher
cost per site

The identified demand for housing and commercial
land would not be met by developing the Site into
Larger Lots.

ZPLANNING

COLLECTIVE

Section 32 Report: October 2022 21



Benefits Costs

Efficiency and Effectiveness

Option 4 is not an efficient or effective option for achieving the objectives of the Structure Plan.

In particular, it does not enable the development capacity required to meet the business and housing
demand. The Economic Assessment demonstrates that infill development will not provide the required
capacity in the medium and short term. Creating larger lifestyle/residential living lots on the site will
therefore not “provide for the growth demands of Kerikeri and Waipapa in a strategic manner that will
achieve efficient, connected, high-quality, and sustainable urban outcomes.”

Applying the Rural Residential/ Rural Lifestyle zoning to the Site will not:
e Provide sufficient land to meet the residential and commercial demand for the lifetime of the
PDP.
e Provide development at a scale to invest in the significant infrastructure required to develop the
land (i.e., the floodway and the transport links).
e provide for new communities with functional and high amenity living environments.
e Provide for affordable housing options for the Kerikeri-Waipapa Population.

Benefits Costs

Option 5- Use of the Natural Open Space Zone within Options 2 and 3

Within each of Options 2 and 3, there is an alternative option to zone the wetland vegetation areas of
the Site as Open Space Zone, rather than the Natural Open Space Zone used in Options 2 and 3.

Will adequately protect the natural freshwater and | Potential to be more restrictive than the Open
vegetation assets from inappropriate | Space zone for the establishment of infrastructure
development. connections.

Allows for some recreational tracks to be | Recreational facilities not provided for by the
established as a permitted activity, subject to the | Natural Open Space Zone.

requirements of the National Environmental
Standard on Freshwater. Reduces productive land area available for
housing.

Efficiency and Effectiveness

The proposed rezoning of the land for to Natural Open Space is the most efficient use of the land as it
protects the wetland area from inappropriate development and enables the land to be used for the
enjoyment of the public.

While both zones are very similar in terms of permitted activities, the Natural Open Space Zone is slightly
more restrictive that the Open Space Zone and is consistent with the intended of the use of the land.
The provisions of the Natural Open Space Zone were more in keeping with objectives seeking to protect
ecological, historic heritage, cultural and natural character values and ensure access is provided to those
zones for leisure and customary activities. As such, the Natural Open Space zone included in Options 2
and 3 is the preferred zone for the protection and management of freshwater features and significant

vegetation on the Site.
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5.3 Conclusion of the provisions and the preferred option

Based on the Assessment above, Option 3- Zone the land a mix of General Residential, Natural Open
Space and Mixed-Use Land is the preferred option for the Brownlie Land Structure Plan as this is the
most appropriate way to achieve the objectives of the Proposal and PDP, without significant costs.

Natural Open Space zone is more appropriate for the protection of the freshwater habitat on the site,
compared to the Open Space Zone.

Use of a Precinct

Under the National Planning Standards 2019, the use of a precinct is appropriate where the underlying
zone provisions are still applicable and relevant, with the precinct introducing a collection of new
provisions.

In regard to the Brownlie Land, there are gaps within the current zone objectives, policies and rules to
ensure that the development of this Site is undertaken in a comprehensive and integrated way. For
example, there are key infrastructure milestones that need to be achieved prior to development
occurring on the Site, including the mitigation of the flood hazard and construction of the floodway,
key transport connections and the provision of on-site servicing until such time as there is capacity
within the reticulated network. The report prepared by Urban Economics also recommends that the
retail floorspace is caped to 7,500m? within the Site. These additional mitigation measures are best
suited to support Option 3 through the development of a precinct.

Under the National Planning Standards 2019, a Precinct is defined as:

“A precinct spatially identifies and manages an area where additional place-based provisions
apply to modify or refine aspects of the policy approach or outcomes anticipated in the
underlying zone(s)”

As per Section 4 of the National Planning Standards the Precinct provisions will be incorporated as a
separate Chapter in the Plan because the Precinct applies over more than one Zone i.e., General
Residential, Mixed Use and the Natural Open Space zone.

One of the tests for this assessment is whether this is the most appropriate outcome or whether a
Special Purpose zone, or development area is warranted. The tests for a Special Purpose zone are set
out in the National Planning Standards. Section 8 states:

1. Adistrict plan, and a combined plan with a district plan component (for areas landward of mean
high water springs), must only contain the zones listed in table 13 consistent with the description
of those zones, except for:

a. aspecial purpose zone when direction 3 is followed, or

b. in the case of a combined plan that includes a regional plan and district plan, a zone
that is both seaward and landward of mean high water springs.
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3. Anadditional special purpose zone must only be created when the proposed land use
activities or anticipated outcomes of the additional zone meet all of the following
criteria:

a. are significant to the district, region or country
b. are impractical to be managed through another zone

c. areimpractical to be managed through a combination of spatial layers.

A development area is defined as:
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It is considered that use of a Precinct and an Overlay, in conjunction with the zones proposed in the
Plan is the best and most appropriate way to achieve the outcomes. Development areas appear to be
more appropriate for bespoke areas of development with greater variation from the zone provisions.

As such, the use of a Development Area for the Brownlie Land has not been pursued as Development
areas appear to be more appropriate for bespoke areas of development with greater variation from
the zone provisions.

In summary, the use of a precinct in addition to the proposing zoning chapters and district wide matters
will ensure that the development of the Site is undertaken in a sustainable manner, consistent with the
purpose of the Resource Management Act 1991.

Yo’
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6. Statutory and Policy Context

Section 74 of the RMA sets out the matters to be considered by a territorial authority in preparing or
changing its district plan, including under s74(1)(ea) a national policy statement, a New Zealand coastal
policy statement, and a national planning standard.

Additionally, under section 75(3) a district plan must give effect to:

(a) any national policy statement; and

(b) any New Zealand coastal policy statement, and
(ba) a national planning standard; and

(c) any regional policy statement.

Because the Proposal proposes changes to the PDP that are consequential under the higher order
policy, we have considered the statutory and policy context of the Proposal (in addition to the section
32 analysis above).

6.1 National Policy Statement for Freshwater Management 2020 and
Resource Management (National Environmental Standard) for
Freshwater Regulations 2020

The National Policy Statement for Freshwater Management (NPSFM) is a Government Policy that gives
local authorities direction on how to manage freshwater resources. The National Environmental
Standard for Freshwater (NES:FW) sits under this Policy Statement. Under the NES:FW resource
consents are required to discharge any stormwater or wastewater or sediment laden water within
100m of a wetland and earthworks within 10m wetland. There are also rules regarding the construction
of culverts. The reclamation of wetlands is a prohibited activity meaning that a resource consent cannot
be applied for.

Any consents required to support the development of the Structure Plan will be applied for at the time
resource consents are applied for. The NES:FW and NPSFM will be addressed at this time.

6.2 National Policy Statement on Urban Development Capacity

The NPS-UD contains objectives and policies that local authorities must give effect to in their resource
management decisions. The NPS-UD requires councils to plan well for growth and ensure a well-
functioning urban environment for all people, communities, and future generations. The objectives and
high-level policies of the NPS-UD 2020 apply to all councils that have all or part of an urban environment
within their district or region.

Based on the Economics Assessment, Far North District Council is a Tier 3 territorial authority because
it has an urban environment in its district. Specifically, the Economic Assessment identifies that Kerikeri-

s’
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Waipapa had a population of 12,300 in 2021 (refer to Economic Assessment). However, under the
Council’s projections, Kerikeri-Waipapa is not an urban environment.

Nevertheless, regardless of whether Kerikeri-Waipapa is an urban environment presently, under both
Urban Economics’ and the Council’s projections Kerikeri will exceed a population of 10,000 within the
life of the PDP. The Council projects that Kerikeri will reach a population of 10,000 by 2027 and Urban
Economics projects will have the population of Kerikeri reaching 10,000 by 2024.

Given this will occur within the life of the PDP, the PDP must give effect to the NPS-UD and provide
development capacity to meet demand over the short, medium and long term. The short-medium
term is defined as up to 10 years. The PDP and the development capacity it enables should therefore
be considered over this 10-year horizon.

There is also a general obligation under s31(1)(aa) for territorial authorities 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:

Because Kerikeri-Waipapa meets the definition of ‘urban environment’, and Kerikeri alone will become
an urban environment within the life of the PDP, the PDP must give effect to the NPS-UD

Well-functioning Urban Environments
Under Policy 1 planning decisions must contribute to well-functioning urban environments. Policy 1
defines this as follows:
(a) have or enable a variety of homes that:
(i) meet the needs, in terms of type, price, and location, of different households; and
(ii) enable Maori to express their cultural traditions and norms; and

(b) have or enable a variety of sites that are suitable for different business sectors in terms of
location and site size; and

(c) have good accessibility for all people between housing, jobs, community services, natural
spaces, and open spaces, including by way of public or active transport; and

(d) support, and limit as much as possible adverse impacts on, the competitive operation of
land and development markets; and

(e) support reductions in greenhouse gas emissions; and

(f) are resilient to the likely current and future effects of climate change.

The components of a well-functioning urban environment Proposal will support include:

e Enabling a variety of housing choices within the General Residential Zone as supported by the
proposed zone rules;

1 appendix-7e kerikeri-summary amc 2022.pdf (fndc.govt.nz)
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e Providing larger areas of residential zoned land to support the delivery of affordable housing
and activities such as retirement villages which require larger land holdings.

e |ncreasing public access to Kerikeri River.

e Providing for growth of complementary commercial uses within the Mixed-Use zone that also
minimise potential for reverse sensitivity effects with respect to State Highway 10 and adjacent
rural land.

e Promoting good accessibility across the site, connecting the Site to Kerikeri and Waipapa and
providing resilience in the network for times when State Highway 10 floods.

e  Providing good transport connections between home and employment thereby minimising
carbon footprint and greenhouse gas emissions.

e Being resilient to climate change and managing the natural hazard risks throughout the Site,
prior to the development of the land.

e Integrating with amenities including a planned sports field.

Development Capacity

Policy 2 of the NPS-UD requires: “Tier 1, 2, and 3 local authorities, at all times, provide at least sufficient
development capacity to meet expected demand for housing and for business land over the short term,
medium term, and long term.”

The Economics Assessment states that under the medium population projections scenario, there is 5.4-
6.4 years of development capacity provided for within the PDP. This shows that short-term
development capacity is met but the medium- and long-term capacity is not. If the Economics
Assessment high population projections scenario are taken, only 3.5 to 4.2 years of development
capacity is provided for within the PDP. Consequently, the PDP is not consistent with Policy 2 because
it does not provide ‘sufficient’ development capacity to meet expected demand for housing and for
business land over medium term and long term.

The PDP assumes that housing capacity will be supplied by infilling the existing residential zone. The
Economics Assessment notes the potential risks with infill and greenfield development. While there
are benefits to infill development from the efficient utilisation of existing infrastructure and improving
building stock, there are many benefits to greenfield development that align with the objectives of the
PDP and NPS-UD, including Policy 2.

We note that greenfields developments provide economies of scale that allow housing to be produced
efficiently. The development can be master planned which enables onsite amenities, access to services,
and integrated design that supports higher density forms of housing.

Infill development can be less feasible and occurs in a more ad hoc way and at lesser scale meaning
that comprehensive outcomes in relation to infrastructure upgrades, new road, parks etc are more
difficult to fund and deliver.

The Council assumption relies on the private landowner to provide for more housing within Kerikeri, as
opposed to greenfields development which is a for efficient cost-effective way of providing for housing
as noted in Section 11 of the Urban Economics Report.
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Also relying on rural residential areas to provide for future growth beyond the current foreseeable plan
period is inefficient and likely to generate greater adverse environmental effects with respect to reverse
sensitivity, the provision of infrastructure and urban amenities such as parks and cycleways. Because
of the value of rural lifestyle land, it is likely to more costly to develop this land. Costly land
development does not contribute to achieving an improvement in housing affordability.

Planned built form and amenity values

Objective 4 requires that “New Zealand’s urban environments, including their amenity values, develop
and change over time in response to the diverse and changing needs of people, communities, and future
generations.” Policy 6 of the NPS -UD acknowledges that there may be changes to the planned built
form of an area to give effect to the NPS-UD and that those changes, may detract from the existing
amenity values, but are not, of themselves an adverse effect. The benefits of a well-functioning urban
environment need to be considered when assessing the effects of urban development.

The proposed zoning of the Site will result in a change of character of this area and may detract from
some of the amenity values currently enjoyed by the population of Kerikeri and Waipapa. However, the
proposed re-zoning of the land will enable amenity to be provide for on Site through a different lens.
The additional amenity values will include access to the Kerikeri River which is currently restricted, more
vibrant residential and commercial areas, greater connectivity between Kerikeri and Waipapa, including
the promotion of active transport options. The above changes in amenity values are acknowledged,
encouraged and supported by Policy 6 of the NPS-UD.

Infrastructure Planning

Objective 6 of the NPS-UD outlines that decisions on urban development that affect urban
environments are integrated with infrastructure delivery, are strategic over the medium term and long
term and are responsive to proposals that would supply significant development capacity.

Policy 8 of the NPS-UD notes that: “Local authority decisions affecting urban environments are
responsive to plan changes that would add significantly to development capacity and contribute to well-
functioning urban environments, even if the development capacity is:

a. unanticipated by RMA planning documents; or

b. out-of-sequence with planned land release.”

The Economic Assessment says there is sufficient demand for additional residential zoned land over the
next 10-years to justify live zoning the entirety of the Site. There is a clear intent for the type of
development needed for Kerikeri and Waipapa in the immediately foreseeable future. This approach
provides KFO the certainty that the land can be developed for residential and commercial purposes.
This level of certainty is required to facilitate the significant investment in infrastructure required.

The analysis demonstrates that zoning all or part of the land Future Urban would not create as optimal
an outcome as live zoning. This is because of the uncertainty, time and costs associated with applying
an urban zoning to Future Urban zone land and also the high likelihood that there would be insufficient
capacity provided now that would increase costs as demand would be higher than capacity.
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Climate Change
Objective 8 of the NPS-UD notes that New Zealand’s urban environments are supportive of reductions
in greenhouse gas emissions; and are resilient to the current and future effects of climate change.

The Proposal is developed to mitigate the risks of flooding and natural hazards, providing resilience to
the current and future effects of climate change. The Structure Plan has been designed to encourage
active transport options through a range of proposed greenways.

The location of the Site is strategically located between Kerikeri and Waipapa, two areas of
employment. The redevelopment of this site will aim to reduce the total number of vehicle miles
travelled within the immediate area and provide options for people who work in Kerikeri and Waipapa,
but live elsewhere, to move to the area where they are employed.

6.3 National Policy Statement on Highly Productive Soils

The NPS- HPL is about ensuring the availability of New Zealand’s most favourable soils for food and
fibre production for now and for future generations.

Section 3.5(7) provides that until highly productive land is mapped, territorial authorities must apply
the NPS-HPL as if references to highly productive land were references to land which at the date of
commencement:
e iszoned general rural or rural production and is LUC 1, 2, or 3 land;
e but is not identified for future urban development or subject to a Council initiated, or an
adopted, notified plan change to rezone it from general rural or rural production to urban or
rural lifestyle.

The Site contains class 2 and 3 soils. The NPS-HPL therefore applies and its effect on the rezoning
proposed must be considered.

Section 3.6 (4) of the NPS-HPL says that territorial authorities that are not Tier 1 or Tier 2 (i.e., FNDC)
may allow the rezoning of the land only if:

(a) the urban zoning is required to provide sufficient development capacity to meet expected
demand for housing or business land in the district; and

(b) there are no other reasonably practicable and feasible options for providing the required
development capacity; and

(c) the environmental, social, cultural and economic benefits of rezoning outweigh the
environmental, social, cultural and economic costs associated with the loss of highly
productive land for land-based primary production, taking into account both tangible and
intangible values.

Further, section 3.6 (4) notes that:
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(5) Territorial authorities must take measures to ensure that the spatial extent of any urban
zone covering highly productive land is the minimum necessary to provide the required
development capacity while achieving a well-functioning urban environment

Analysis

The Site is not within the Special Purpose Horticultural Zone within the PDP which has stricter
requirements on the use and protection of productive soils and larger size land holdings for
horticultural activities.

As noted, and highlighted throughout this Report, the FNDC’s approach to the District Plan is to provide
for growth through infill housing. However, as the Urban Economic assessment has shown, infill housing
is not appropriate for providing affordable housing at scale or for more specialist residential
development such as retirement village living. Green field development can better achieve the delivery
of more housing types and affordable housing options at scale.

In summary, while the soil types present on site (based on the high-level assessment) are identified as
highly productive, the NPS-HPL provides an option for the rezoning of land to occur where there is
sufficient demand - as is the case for Kerikeri and Waipapa.

For the following reasons, it is considered that section 3.6(4) of the NPS-HPL applies, and the Site is the
minimum land necessary to provide the required development capacity while achieving a well-
functioning urban environment:

e The PDP must give effect to the NPS-UD and provide development capacity for housing and
business in the short, medium and long term. As demonstrated in the Economics Assessment,
there will be demand for additional housing capacity under the medium and long terms (under
both medium and high growth projections). Importantly, because there will be demand in the
medium term (meaning up to ten years), the PDP (which has a 10-year review period) must
enable housing rather than deferring to subsequent plans.

e The Economics Assessment finds that the Council’s assessment underestimates projected
growth and the overestimates additional housing capacity likely to be created through infill
development —i.e., the Council projections overestimate supply and underestimate demand.
Therefore, the PDP does not provide sufficient development capacity to meet the housing
demands of the Kerikeri-Waipapa area. This meets limb (a) of section 3.6(4).

e The Economics Assessment identifies the limits of infill development and the benefits of
greenfields development. Specifically, there is risk that infill development will not supply the
houses needed meet the demand. We also note that the majority of the demand for housing
is in the lower price brackets (5600,000 - $700,000) and there is risk that infill housing will not
provide substantial housing within those brackets. According to the Economics Assessment the
efficiencies gained from greenfields development enables the creation of affordable housing.
This indicates that infill development alone is not a reasonably practicable or feasible option
for providing development capacity, which meets limb (b) in section 3.6(4).
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6.3.1

Alternative options will encourage rural residential development. This is contemplated by the
Council, whose section 35 analysis identifies from a consent analysis that the high proportion
of Rural Production Zone consents “could be a result of growth not occurring where the plan
anticipated”, that infrastructure issues in the Kerikeri urban area may be constraining
development, and “indicate [there is] an inadequate supply of urban zoned land.” Rural
residential development has negative impacts on potentially higher quality soils. Given the
Economics Assessment’s projections, the land supply must be provided somewhere. For the
reasons explained in the Economics Assessment concerning the merits of greenfields
development, there are significant economic and environment benefits of allowing structure
planned development over piecemeal rural residential development. This supports the
economic and environmental benefits to overcome limbs (b) and (c) of section 3.6(4).

Finally, the Site is the minimum area needed to meet achieve a well-functioning urban
environment and provide sufficient development capacity. The land will yield the lots needed
to service housing and business demand projected (while ensuring there is land available for
flood mitigation, ecological enhancement and infrastructure servicing).

National Environmental Standard for assessing and managing
contaminants in soils to protect human health (NESCS)

The NESCS applies to certain activities, such as subdivision, undertaken on a ‘piece of land’ that contains

an activity that is listed on the Hazardous Industries and Activities List.

A preliminary site investigation has been undertaken and does identify some areas of likely

contamination. The development of these areas on the site will need to be addressed and remediated

if required prior as part of the land use consenting requirements.

6.3.2

Regional Planning Documents

Northland Regional Policy Statement (RPS)
The RPS covers the management of natural and physical resources across the Northland Region. The

provisions within the RPS give guidance at a higher planning level in terms of the significant regional

issues.

The proposed Structure Plan is consistent with the Objectives and Policies of the RPS. The urban

development of the Site is not expected to generate reserves sensitivity effects as a result of the loss

of farmland. The location of the Site is strategically important to both Kerikeri and Waipapa.

Proposed Regional Plan for Northland

Section 75(4)(b) of the RMA states that any district plan must not be inconsistent with a regional plan
for any matter stated in s30(1) of the RMA. Section 74(2)(a) of the RMA states that when preparing or
changing a district plan, a territorial authority shall have regard to any proposed regional plan of its

s’
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region in regard to any matter of regional significance or for which the regional council has primary
responsibility under Part 4 of the RMA.

The latest Appeals Version of the Proposed Regional Plan for Northland was released in August 2022.
The Proposal is not inconsistent with the Proposed Regional Plan for Northland and has been designed
to respond to Regional Plan provisions, including Objective F.1.10 regarding the management of Natural
Hazards.

Iwi and Hapl Environmental Management Plans

Section 74(2A) of the RMA requires Council to take into account any relevant planning document
recognised by an iwi authority and lodged with the territorial authority, to the extent that its content
has a bearing on the resource management issues of the district.

There are 14 iwi planning documents lodged with the Council.

The Ngati Réhia Hapl Environmental Management Plan - Third Edition (2018) (HEMP) has been the key
document referred to for the development of the Structure Plan. Consultation has been on-going with
Ngati Réhia over the past 12 months. The Kaupapa of the HEMP is to develop a sustainable economic,
social and cultural base for the continued growth of Hapd and Whanau. As per the on-going discussions
with Ngati Rehia, the Structure Plan will provide additional housing choices for members of the whanau
and hapd. Opportunities are currently being investigated regarding the establishment of a hotel or
tourism venue on the site to support employment and training opportunities for Ngati Reéhia. The
proposed zoning of the site will enable provision of public access to the Kerikeri River and Rainbow Falls
which is currently held in private ownership, the local community, whanau and hapu will be able to
reconnect with the Awa.

6.4 National Planning Standards

Section 75(3)(ba) of the RMA requires that district plans give effect to the Planning Standards. The
Planning Standards were gazetted in April 2019 and their purpose is to assist in achieving the purpose
of the RMA and improve consistency in the structure, format and content of RMA plans. The National
Planning Standards provide mandatory direction that any district plan must only contain zones listed
within Table 13 of the National Planning Standards documentation and the use of each zone must
manage the use, development and protection of natural and physical resources within it, in accordance
with Part Il of the RMA.

The Structure Plans and Precinct Plans are prepared consistently with the zones proposed in the PDP,
which are consistent with the Planning Standards.
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6.5 Other legislation and Policy Documents

Integrated Transport Strategy September 2020:

A Programme Business Case has been prepared in conjunction with the Integrated Transport Strategy
to consider the case for investment to support communities and business in the Far North by providing
a safer, more resilient and reliable transport system.

The Strategy identifies three key problems through six strategic responses. The Strategy states that by
doing these things the Far North will benefit from:

e A better, safer transport system with more transport choice.

e Improved resilience of key roads in far North.

e Community transport needs will be met.

The proposal provides opportunity to improve resilience for State Highway 10 when that floods by
providing alternative connections between Kerikeri and Waipapa.

The proposal also increases transport choice.

Kerikeri Waipapa Structure Plan- 2007:

The original Kerikeri - Waipapa Structure Plan 2007 (KKWSP) set a high-level direction or vision for the
integrated and sustainable development of the Kerikeri-Waipapa. This document predates the current
operative district plan and is not considered relevant to guide future decision making on the Proposed
District Plan because of the significant growth and related changes that have occurred, particularly
since 2015.

Council is currently undertaking work to replace the KKWSP with a spatial strategy, which will look at
options for accommodating growth over the longer term.

Far North 2100:
Far North 2100 is an aspirational strategy looking at how the Far North might look in 80 years’ time,
based on Council’s vision '"He Whenua Rangatira — a district of sustainable prosperity and wellbeing'.

The document was adopted by Council on 4 November 2021. The proposal supports and is in keeping
with the objectives — the Where we are Going because:

e The proposal will assist in creating economic prosperity for the district. This is evidenced in the
Urban Economics report which sets out the contributions to GDP and provision of employment
opportunity.

e The ethic of stewardship — to protect, enhance and restore, including environmental
prosperity.

e Astrong sustainable growing economy.

e Communities of care resulting in cultural and social prosperity.

e The proposal enables a comprehensive development that will contribute to strong place
making within the submission area and also contributing positively to Kerikeri and Waipapa. A
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place making approach to urban planning is identified as an aim to ensure that the wellbeing
of the people is considered first when it comes to planning towns and places.

e There has been initial and ongoing engagement with Ngati Rehia and discussions include how
there can be collaboration and partnership with Ngati Rehia as the land is developed.

e The proposal represents an active response to climate change.

e The proposal represents quality outcomes in terms of connecting people, businesses and
places.

e The natural environment features of the site will be protected for current and future
generations.

Long Term Plan 2021- 2031:
Long Term Plan 2021 - 2031 (“LTP”) is the Council’s key strategic planning document setting out what
the Council plans to deliver over the next ten years and how it plans to pay for the planned deliverables.

A copy of the Capital Works Programme is appended to the Structure Plan. In summary funding is
allocated for:

e A water main upgrade in Cobham Road, Kerikeri (2022/ 2023 $72,100)

e Anintake rising main upgrade for Kerikeri (2021/2022 $700,000)

e Fire flow upgrades Waipapa Industrial area (2022/2023 $74,010)

e Kerikeri water take consent (2021/ 2022 $3,492)

e Upgrade main to the Heritage Bypass (2025/2026 $9,688,320)

e Water source renewals Kerikeri (2021/2022 $54,707)

e Water treatment plant upgrade Kerikeri (2024/2025 $3,252,900 and 2025/2026 $3,340,800)

e Wastewater network Stage 2 Kerikeri (2028/2029 $3,388,582 2029/2030 $13,947,204 and
2030/2031 $17,904,057)

e Recycling station Kerikeri (2024/2025 $2,168,600 and 2025/2026 $1,113,600

e Dog park Kerikeri 2021/ 2022 $34,000 2022/2023 $38,110)

Ongoing discussions with Council will ensure future development is integrated with the provision of
infrastructure. If zoning is in place this will provide certainty for the developer to enter into a
Development Agreement with Council to determine the contributions and works required to facilitate
development of the land. This can be worked out in relation to the staging of development and the
Council works programme and funding. This will ensure infrastructure upgrades and extensions are
provided efficiently for the benefit of the wider community as well as the Site.
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7. Assessment of Environmental Effects

The environmental effects of the Proposal are considered in detail in the Structure Plan and technical
reports. To support this Evaluation Report, refer to the Assessment of Environmental Effects, prepared

by the Planning Collective, which is attached in Appendix B. The Assessment of Effects has informed
our analysis of the objectives and proposal under section 32 above.
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8. Conclusion

This report has been prepared in support of Kiwi Fresh Orange Company Limited Submission to rezone
circa 197ha of land at 1828 and 1878 State Highway 10 from Rural Production to Urban. The request
for the re-zoning of the land is made via a submission on the Far North District Council’s Proposed
District Plan.

Based on the Assessment of environmental effects and the specialist assessments, it is concluded that
the proposed re-zoning of the land will have positive effects on the environment through providing for
land to meet the needs of the growing Kerikeri/ Waipapa population over the 10-year lifetime of the
District Plan, for both residential and commercial needs. Other potential effects are managed though
the general District Wide Standards of the PDP as well as via the proposed Precinct provisions that apply
to the Site.

This includes an analysis with respect to the extent to which the objectives of the Structure Plan area
are the most appropriate to achieve the purpose of the RMA and an examination of whether the
provisions of the re-zoning are the most appropriate way to achieve the objectives.

For the above reasons, it is considered that the proposed re-zoning of the Site accords with the
sustainable management principles outlined in Part 2 of the RMA and should be accepted and approved
through the Proposed District Plan process.
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APPENDIX A — STRATEGIC DIRECTIONS (PROPOSED FAR NORTH DISTRICT PLAN)

Cultural prosperity

Objectives

SD-CP-O1

SD-CP-O2

SD-CP-0O3

SD-CP-O4

SD-CP-O5

Social prosperity

Objectives
SD-SP-O1

SD-SP-0O2

SD-SP-0O3

SD-CP-O4

Te Tiriti o Waitangi partnerships support iwi and hapu to deliver on the social, economic,
environmental and cultural wellbeing outcomes for tangata whenua.

Te ao maori, tikanga maori and tangata whenua as kaitiaki, embedded in and integral to
decision making.

The District's diverse cultures and communities are celebrated and cultural heritage
recognised.

The District's historic heritage is identified and managed to ensure its long-term
protection for current and future generations.

A district wide approach to the impacts of climate change and natural hazards, which
includes a te ao maori decision making framework, developed with iwi and hapda.

Community wellbeing is heightened by a sense of place.

Development of initiatives that will support the wellbeing of Tangata Whenua in
partnership with wi and hapu.

Encourage opportunities for fulfilment of the community's cultural, social,
environmental, and economic wellbeing.

Promotion of communities and places that will meet the needs for not only the present
population but future generations which are adaptive to climate change.

Economic prosperity

Objectives

SD-EP-O1

SD-EP-O2

SD-EP-O3

A high-earning diverse local economy which is sustainable and resilient to economic
downturns, with the District's Maori economy making a significant contribution.

Existing industries and enterprises are supported and continue to prosper under volatile
and changing economic conditions.

Development and retention of highly motivated, educated and skilled people in the
District.
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SD-EP-O4

SD-EP-O5

People, businesses and places are connected digitally and through integrated transport
networks.

A district economy that is responsive, resilient and adaptive to the financial costs of a
changing climate.

Urban form and development

Objectives

SD-UFD-01

SD-UFD-02

SD-UFD-03

SD-UFD-04

Rural environment

Objectives

SD-RE-O1

SD-RE-O2

The wellbeing of people who live in and visit towns in the Far North is considered first
when it comes to planning places and spaces.

Urban growth and development consolidated around existing reticulated networks within
town centres, supporting a more compact urban form, affordability and providing for a
mix of housing typologies.

Adequate development infrastructure in place or planned to meet the anticipated
demands for housing and business activities.

Urban growth and development is resilient and adaptive to the impacts from natural
hazards or climate change.

Primary production activities are able to operate efficiently and effectively and the
contribution they make to the economic and social well-being and prosperity of the
district is recognised.

Protection of highly productive land from inappropriate development to ensure its
production potential for generations to come.

Environmental prosperity

Objectives

SD-EP-O1

SD-EP-O2

SD-EP-O3

A culture of stewardship in the community that increases the District's biodiversity and
environmental sustainability.

Collaborative relationships with iwi and hapu in order to support tangata whenua to carry
out their obligation and responsibility as kaitiaki.

Active management of ecosystems to protect, maintain and increase indigenous
biodiversity for future generations.
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SD-EP-O4

SD-EP-O5

SD-EP-O6

Land use practices reverse climate change by enabling carbon storage and reducing
carbon emissions.

The natural character of the coastal environment and outstanding natural features and
landscapes are managed to ensure their long-term protection for future generations.

Areas of significant indigenous vegetation and significant habitats of indigenous fauna
and protected for current and future generations.


https://farnorth.isoplan.co.nz/eplan/rules/0/272/0/29370/0/64
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Assessment of Environment Effects

This Assessment of Environmental Effects has been prepared to support the Kiwi Fresh Orange
Company’s (KFQ’s) Submission on the proposed Far North District Plan.

The Assessment of Effects supports the Section 32 Report, prepared by the Planning Collective Ltd to
re-zone the land at 1828 and 1878 State Highway 10, Waipapa (herein referred to as the Site) as per
the zoning proposed within the Structure Plan (herein referred to as the Proposal).

This assessment details the actual and potential effects that the Proposal may have on the
environment. This assessment is based on analysis and reporting undertaken by the various experts

and detailed in the technical reports.

This assessment also provides commentary and analysis on the various reports prepared by FNDC to
support the PDP Section 32 assessment.

Contents Table

1. Population Growth and Demand: Page 1

2. Proposed Land Uses — General Residential: Page 7

3. Proposed Land Uses — Commercial / Mixed Use: Page 8

4. Effects on Highly Versatile Soils and Highly Productive Land: Page 10
5. Natural Hazard Effects: Page 13
6. Landscape Effects: Page 14
7. Water and Wastewater Servicing: Page 17:
8. Stormwater Management: Page 18
9. Cultural Effects: Page 19
10. Housing Affordability: Page 19
11. Transport Effects: Page 20
12. Social Effects: Page 22
13. Site Suitability: Page 23
14. Summary of Effects: Page 23

1. Population Growth and Demand

Summary of the Council’s Section 32 Evaluation Report

As noted in the Section 32 Evaluation Report prepared by FNDC, section 5.1.1, the population of the
Far North District is currently approximately 71,000%. The PDP is based on population projections
provided by Infometrics (May 2022) who forecast the population to increase at a rate of approximately

1 Based on Stats NZ subregional estimate on June 2020.

October 2022 — TPC Ref: KFO 024-22 1



0.5% per annum between now and 2049, resulting in a total population of 83,200 people?. The
Infometrics Report also notes that the population of the Far North is projected to lag behind both the
rates for Northland and New Zealand and that the population of retirees is expected to increase.

Regarding the housing supply, Section 32 Evaluation Report, section 5.1.5 notes that the Kerikeri
Township has been constantly high in terms of new dwellings and additions, contributing to between
46 and 64 new dwellings per annum. In accordance with Section 31 of the RMA, the Council has a
statutory requirement to implement and review objectives, policies, and methods to ensure that there
is sufficient development capacity in respect of housing land to meet the expected demands of the
district in the short, medium, and long term. Appendix 7e to the Section 32 Overview Report provides
a summary Evaluation of S31: Plan Enabled Housing-supply Kerikeri Summary. In summary, the FNDC
notes that the report demonstrates there is sufficient capacity within the study area to meet the
expected demand for housing in the short medium and long term under both the medium and high
growth scenario’s using the General Residential Zone, Mixed-Use Zone and the Rural Residential Zone.
The reports and analysis provided by Infometrics sets the basis for the zoning and the rules within the
PDP.

Summary of Infometrics report, May 2022

The FNDC commissioned Infometrics to produce projections of population, households, and dwellings
to support a range of planning activities at a district and sub-district level. The objective of the
assessment was to provide for:

“Provision of accurate, long-term, sub-district projections for FNDC to inform a range of critical
functions, such as planning for demand for housing and business land, water infrastructure
demand modelling, the development of the 2024-2034 long-term plan, infrastructure
investment decisions and managing future growth?.”

In summary, the Infometrics Report provides the following key statistics:

e Economy (for the Far North District)
0 Employment has grown in recent years, averaging 2.8% between 2014 and 2020.
0 Employment growth for the remainder of the 2020’s is forecast to average 1.3%
reaching a level of 29,232 FTE in 2030.
0 Employment will peak in 2039, then ease slightly thereafter.
e Population
0 Far North District’s annual population growth fluctuated between 0% and 1% through
the 2000s, lagging behind Northland and New Zealand overall.
0 Far North’s growth picked up in the 2010s, closely tracking Northland and New Zealand
with growth between 2% and 3% in the mid-2010s
0 Far North’s growth eased to a still-strong 1.8% in 2021 as international net migration
dried up amid COVID-19 border restrictions.

2 As noted in the report prepared by Infometrics, titled Far North District Population Projections, May 2022
3 Infometrics- Far North District Population Projections- May 2022: Page 5.

-
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0 Under the medium scenario, Far North population growth is projected to remain above
1% for 2022 and 2023, as the border reopening and 2021 Migrant Visa is expected to
sustain strongly positive international net migration.

O From 2024 onwards, population growth in Far North is projected to slow down
compared to Northland and New Zealand, but remain well above the Far North’s
growth in the 2000’s. Over the longer term, population growth in the Far North is
projected to lag Northland and New Zealand. This reflects underlying economic shifts,
as service-based industries expand and primary industries decline, which lends to
stronger growth in larger centres.

0 From 2024 onwards, Far North’s population growth is projected to diverge more widely
across the three scenarios. Under the medium scenario, population growth is set to
average 0.7% per annum over the 2024-2034 period, tapering until growth turns
slightly negative in 2050.%

0 Under the high scenario, population growth is projected to stay positive for the entire
projection period, averaging 1.0% per annum for the 2024-2034 period, and siting
above 0.5% until 2048.

e Households

0 The average household size in the Far North is projected to ebb and flow within the 2.6
to 2.7 persons per household range in the medium scenario.

0 Under the medium scenario, household growth is projected to be moderate to an
average of 0.7% per annum over the 2024-2034 period. Thereafter, household growth
is projected to ease slightly before turning weakly negative from 2048 onwards.

0 The high growth scenario mirrors this pattern at a higher level, averaging 1.0% per
annum growth over the 2024-2034 period before easing, although remaining positive
for the entire projection period.

0 Under the low scenario, household growth averages 0.4% over the 2024-2034 period,
then turns negative in 2039 and remains negative for the remainder of the projection
period®.

e Dwellings

0 The number of dwellings in the Far North is projected to grow from 30,200 in 2018 to
35,800 in 2034, before peaking at 36,600 in 2046, easing thereafter to reach 35,800 in
2073.

e Sub-district Projections — Kerikeri — Waipapa

0 Projections were based on known developments, availability of residential land, water
and waste capacity and the likelihood of development.

0 Kerikeri and Waipapa are expected to continue to accommodate the lion’s share of
population growth in the Far North over the next 50 years, growing from 19% in 2021
to 25% in 2073.

0 Growth is expected to be concentrated in the urban areas, which reflects the recent
wastewater treatment plant upgrade which will enable residential development at
higher density than has occurred in the past two decades. The expanded Horticultural
zones surrounding Kerikeri will further constrain peri-urban development®

4 Infometrics- Far North District Population Projections- May 2022: Page 12.
5 Infometrics- Far North District Population Projections- May 2022: Page 18
6 Infometrics- Far North District Population Projections- May 2022: Page 25

October 2022 — TPC Ref: KFO 024-22 3



The Infometrics Report provides population, household and dwelling projections based on a medium
growth scenario. These numbers are summarised in the table below:

Table 4- Data from Infometrics Report. May 2022, regarding medium growth projections for Kerikeri-Waipapa.

SA2 Area- Kerikeri Waipapa Projected annual change
Medium Growth Estimate 2021 2021-2034 2034-2053 '2053-2073
Population 13,621 1,048 158 104
Projections
Household 5,543 85 22 24
projections
Dwellings 5,740 85 22 24
projection

Table 5- Population Projections for Kerikeri of the Infometrics Report notes that between 201 and 3034,
the population of Kerikeri is expected to grow by 1,048 persons annually. As noted in Table 4 above,
the projected annual change for dwellings over this time is 85. This equates to 12.3 persons per new
dwelling. The number of dwellings Infometrics projects in relation to the population growth is
unrealistic, grossly underestimated and will not provide for affordable housing options. Based on the
Infometrics numbers, there will be a significant shortage in the supply of housing over the next 10 years.

Section 32 Report- Overview- Appendix 7e Summary of Evaluation of S31. Plan Enabled Housing-
supply Kerikeri Summary (Herein referred to as Plan Enabled Housing Supply: Kerikeri Report)

The purpose of the report herein referred to as the ‘Plan Enabled Housing Supply: Kerikeri Report’, was
to better understand Kerikeri, its population and growth. This is so appropriate decisions could be made
in terms of the District Plan review to ensure that provision is made for zoning, infrastructure, and
strategic growth in the region. The report has been prepared by FNDC to address Section 31 of the
Resource Management Act 1991 (RMA). Section 31 of the RMA places a statutory requirement on
Councils to establish, implement or review objectives policies and methods to ensure that there is
sufficient development capacity in respect of housing and business land to meet the expected Demand
in the district for the short, medium, and long term.

The Report is based on using high growth numbers in Statistical Area 2 geographies. The Report
excludes land zoned Rural Production, Rural Lifestyle or Horticulture Special Purpose Zone from the
demand statistics. The report focusses growth on existing residential land though infill development or
by further subdividing the rural residential lots into even smaller sites, without recognising the demand
for larger lot rural lifestyle development or the demand for small scale rural production/horticultural
type activities.

The Plan Enabled Housing Supply: Kerikeri Report includes a relatively high-level infill/new lot
subdivision type analysis and does not consider the costs and revenues of development of this small-
scale nature. It also does not consider any land banking or consideration of other site constraints
(covenants, bush, wetlands, amenity impacts, layout of existing sites, etc.). The report assumes that the
sites that are capable of being subdivided, will be subdivided, and provide for infill development. The

-
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report does note that 40% of the land area within the proposed option three (the preferred option) has
been removed from the consideration to accommodate roading and reserves limitations. No land has
been removed to accommodate for wetlands, freshwater streams, areas of steep topography, access
limitations, private covenants and / or natural hazards.

The Plan Enabled Housing Supply: Kerikeri Report notes that according to Statistics NZ, the average
household size is 2.4 persons in the Kerikeri Area. While the Infometrics report notes that the
household size is between 2.6 and 2.7 persons per household on average for the Far North Region.

The Plan Enabled Housing Supply: Kerikeri Report concludes noting that the SA27 area can
accommodate 100% of the projected growth for Kerikeri under both the medium and high growth
scenarios with approximately 100% to 60% headroom respectively where only the General Residential
Zone, the Rural Residential Zone and the Mixed- Use Zone without utilising the multi-unit development
rules.® This assumption and assessment assumes that there is no demand for larger rural lifestyle living
and that all demand for the next 10-30 years will be for infill/multi- unit development. While this
assumption does provide an additional choice for the future residents of Kerikeri through smaller, more
compact urban living, it ignores the demand for larger lifestyle living which is a key driver for people to
move to Kerikeri.

Information provided by Urban Economics

The Economics Assessment prepared by Urban Economics to support the KFO submission (Economics
Assessment) identifies Kerikeri as an “urban environment’ because it is intended to be predominantly
urban in character with a population of well over 10,000 over the medium term. FNDC states Kerikeri
will reach a population of 10,000 by 2027° and Urban Environments projects Kerikeri population
reaching 10,000 by 2024.

The Economics Assessment states the approach taken by Infometrics to determine the population and
household growth within Kerikeri is unconventional as it relies on historical employment levels to
project the future population growth. This is not necessarily the case for population growth as it ignores
factors like growth in retirement living in locations that are popular for empty nesters no longer working
or coming to Kerikeri/Waipapa for jobs. The Far North has 39% of population growth as empty nesters
and retirees, compared to 45% for Kerikeri. This is a major growth sector in the region that is not
accounted for in the Infometrics reporting.

The Economics Assessment also provides an assessment of the housing demand in Auckland and the
general trend for population decline, noting that it may be up to 10 years before Auckland can offer
affordable housing options, meaning that the regions and places like Kerikeri and the Far North will
become more popular and more affordable housing locations over the next 7-10 years. This will result
in more demand for housing options in the Far North and Kerikeri. Urban Economics note that as a
conservative approach, land use policy should assume that the rate of growth experienced over the
past 7-10 years is likely to continue over the next 10 years.

7 An SA2 area is a statistical area that aims to reflect communities that interact together, socially and economically. There
are 4 SA2 areas — Kerikeri Central, Kerikeri South, Riverview and Waipapa.

8 Section 32 Overview Report- Appendix 7: Plan Enabled Housing Supply: Kerikeri Report- Page 13

9 appendix-7e_kerikeri-summary_amc_2022.pdf (fndc.govt.nz)
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Section 6 of the Economics Assessment assesses the Housing Development Capacity within the PDP.
Based on the medium growth projections by Urban Economics, there is a shortage of between 1,050-
1,220 units relative to demand over the 2021- 2031 period within the PDP. This result is in contrast to
both Infometrics and Statistics NZ which conclude that there is a surplus of units over the 2021-2031
period. Under the Economics Assessment, the proposed approach to the PDP does not provide for any
new land for residential development. This limits the type of development that can be achieved within
Kerikeri. Infill housing does not provide enough land to meet the demand for housing and will negatively
impact on housing affordability. Nor does the approach of relying on infill housing provide for the size
of land holding necessary for the development of retirement villages, which typically require a land area
between 5 and 10 ha. The Economics Assessment notes that there is demand for at least two new
retirement villages within Kerikeri by 2032. This type of development is not currently facilitated through
the zoning within the PDP.

The Plan Enabled Housing Supply: Kerikeri Report notes that the PDP prevents further fragmentation
of rural land and highly productive/versatile soils. The Report does not consider the costs providing infill
housing or the impacts of this option on the average housing price and the cost of development. Costs
of infill housing include social costs related to provision of a lesser quality urban environment — less
provision of parks, community facilities and pedestrian and cycle connections to support growth.

The PDP needs to encourage infill housing while recognising that additional greenfield land is required
to meet the demand for housing. The benefits of greenfield housing in terms of economies of scale,
cohesive master planning and the provision for affordable housing options is detailed within the
Economics Assessment- Section 11.

According to the Economic Assessment, there are flaws in the data and information prepared to
support the development of the PDP that need to be addressed and rectified. The current PDP does
not provide enough zoned land to meet the needs of the projected population growth over the next 10
years. The proposed re-zoning of the Site will provide the additional housing supply over the next 10
years. Based on a medium growth scenario, the Brownlie Land can provide an additional 1,830
dwellings, to meet the short fall of 1,050- 1,220 dwellings, while providing for additional supply within
Kerikeri/Waipapa to meet the needs of the projected population growth in a high growth scenario.

2. Proposed Land Uses — General Residential

Section 4.3.1 of the Section 32 Report- Urban Environment, prepared by FNDC, notes that in response
to the issues raised through consultation, land is not zoned General Residential Zone unless it has
adequate development infrastructure in place, or is programmed for delivery in the Long-Term Plan or
30-year Infrastructure Strategy (Page 16). This report also notes that:

“The General Residential zone enables increased density, making existing networks more
efficient and affordable. Further, the work undertaken to understand population growth in
relation to latent residential development capacity in the General Residential, Mixed Use and
Rural Residential zone demonstrates that there is sufficient land zoned in the district. No

-
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additional land has been zoned General Residential due to the shortfall of information around

Council’s wastewater and potable water schemes.*®”

As noted within this same report, the Councils infrastructure department is currently undertaking work
to better understand its assets so it will be in a position to better ensure the delivery of urban services.
In the PDP the General Urban zone has not been extended anywhere in the district. Growth within the
PDP is therefore provided solely through infill development, increasing the intensity of the
development within the existing Residential zone, and enabling residential activities in the Mixed-Use
zone.

Section 4.3.1 also outlines that:

“The option of introducing a medium density Residential zone has been considered. Given the
shortfall of asset information, development contributions and that it can be demonstrated that
sufficient land for housing can be provided through the zoning proposed in the PDP, it is
considered prudent to retain one residential zoning. It is noted that a multi-unit residential unit
provision has been introduced in the PDP to provide for a mix of housing typologies and assist
with affordability.1”

Section 5.2 of the Section 32 Report- Urban Environments provides an outline of the main changes to
the overall management approach for land uses within the region. One of the changes includes a shift
in how urban areas are understood, noting that the approach taken has been to limit the expansion of
urban land to areas that are serviced by adequate infrastructure or have been identified in the long-
term plan or 30-year Infrastructure Strategy to receive these services. To address a change in density
provisions, a mix of housing typologies are provided for within the General Rural Zone and within the
Mixed-Use zone.

The Economics Assessment has undertaken an assessment of the development capacity enabled by the
Proposed District Plan within Kerikeri. The Assessment notes that there is capacity for another 3,450
dwellings within Kerikeri without the Multi Unit Rule- and for 5,560 dwellings with the Multi Uni Rule.
Under the Economics Assessment’s ‘Medium Population projection’ scenario of 500 persons per year,
there is an expected capacity of 5.4- 6.4 years of housing supply, indicating that in the short term, there
is enough land (and supported by infill housing) to meet the short-term development capacity
requirements under NPS-UD. However, the housing demand for the medium- and long-term population
growth is not met by the current Proposed District Plan zoning. Under the high-growth scenario, the
Proposed District Plan only provides for 3.5 to 4.2 years of housing supply.

Adopting the Economics Assessment, it is clear that additional land is required to be zoned for General
Residential use within the Proposed District Plan to meet the demands associated with the projected
population growth. As it stands, the PDP does not provide 10 years (defined as the short-medium term
under the NPS-UD) of housing supply as per the requirements of the NPS-UD. The current demand for
housing cannot be met by infill housing alone, as per the current approach within the Proposed District
Plan.

10 Section 4.3.1 of the Section 32 Report- Urban Environment, prepared by FNDC
11 Section 4.3.1 of the Section 32 Report- Urban Environment, prepared by FNDC
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The Economics Assessment also notes that there is an anticipated demand for two additional
retirement villages by 2032. These types of developments typically require between 5ha and 10ha of
land. This type of housing option cannot be delivered through infill housing. Additional greenfield land
needs to be allocated for providing for this type of land use.

In contrary to the Section 32 assessment provided by FNDC, the report prepared by Urban Economics
clearly demonstrates that growth in the Kerikeri/ Waipapa Area is coming and the supply of land for
housing as currently portrayed in the PDP is not sufficient to provide for the next 10 years of growth.

As explained and outlined in the later sections of this report, the Brownlie land is capable of being
serviced via a variety of new infrastructure provisions. Details of how the Site will be serviced should
the re-zoning be successful, will be provided at the resource consenting stage.

3. Proposed Land Uses — Commercial / Mixed Use

Section 4.3 of the FNDC “Section 32 Report- Urban development” sets out land needed for each activity
type within the PDP within the next 10-year period. For completeness, this table is copied below in
Figure 6. The Section 32 Report does note that Waipapa is not clearly represented in this table as the
industrial zone has no wastewater connections and further zoned land is included within the PDP to
meet the industrial demands of Kerikeri.

Additional Cormmercial Land Needed throughout the District

Short term (5 years)  Medium term [10 years) Long term (20 years)
(ha) (ha) [ha)
Kerikeri/Waipapa I 9 | 14 14
Kaikohe ! 1.3 | 1.51 2.16
Kaitaia ' 7 { 7 9
Kawakawa/ Moerewa I 7 7 ]
Paihiaf/Haruru/Cpua | 4 | 5 f

Mate: Figures are comulative rather than compounding

Additional Industrial Land Needed throughout the District

Short term [5 years)  Medium term (10 years) Long term (20 years)
{ha) {ha) (ha)
Kerikeri/Waipapa 11 11 11
Haikohe a 1] 1
| Kaitaia 0 0 0
Kawakawa/Moerewa 21 21 23

Figure 1: Summary of 10 year forecast of industrial and commercial land
(Source Section 32 Report- Urban environment, Section 7.2)

Section 4.3.1 of the Section 32 Report- Urban Environment provides a discussion on Business land in
response to the comments raised through the consultation. The report notes that:

-
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“In 2015 and 2017 studies were undertaken by BERL to develop a better understanding of the
trends that determine industrial land needs, current and future commercial land uses,
understand the amount of business land that is required over the next 10, 20 and 30 years, and
the factors that influence industry decisions on where they locate. Further, a land demand tool
was developed to project the estimated commercial and industrial land demand up to the year
2045.12”

The report also notes that the BERL evaluation®® and forecast was updated in 2019 to use base data
from 2019 rather than 2014. However, this data is still using a baseline that is five years outdated from
what actually occurred in reality.

The BERL report noted that an additional 11ha of Industrial and 11ha of Commercial land is needed for
Kerikeri every 10 years over the next 30 years. Further land around Waipapa has been zoned Industrial
to meet this demand for Kerikeri. The PDP principally supports growth in urban environments where
Council controlled infrastructure already exists. The PDP approach has been to generally allocate the
industrial land on the western side of State Highway 10 in Waipapa. The Section 32 Report — Urban
Environment does not elaborate on where the additional 11ha of commercial land is to be located,
although it is anticipated that commercial activities will be located within the Mixed-Use Zone.

The PDP proposes to extend the Kerikeri Town Centre commercial zoning. The Operative Plan zones
the town centre business area Commercial. The proposed plan uses Mixed Use zoning and seeks to
extend the Mixed Use zone further north east along Kerikeri Road and also on the Kerikeri Road and
over the retirement village land (Kerikeri Retirement Village Limited) as well as over other established
residential areas extending south to the Domain on Cobham Road. It does extend the zoning over circa
1.2ha of vacant land on the corner of Kerikeri Road and the Heritage bypass. Comparative Operative
and Proposed Plan zoning maps are shown below:

- ;f"};" - »_‘17#,‘,.'«..'
J
£ !
Figure: 2 Operative FNDP Zone Map Figure 3: Proposed FNDP Zone Map

12 Section 4.3.1 of the Section 32 Report- Urban Environment, prepared by FNDC
13 potential future demand for commercial land — Far North District (2017), BERL — Making Sense of the Numbers

w
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The location of the Mixed Use zone extension will not facilitate or enable expansion of business
activities to support an increasing population. The sites that the zone has been extended over appear
to be already developed or being developed.

The proposed Structure Plan can accommodate the additional demand of 11ha of commercial land for
Kerikeri. The Structure Plan provides for circa 23.5ha (gross area), 15.4ha (net area)'* of Mixed-Use
land that can complement both Kerikeri and Waipapa, while provide additional services to the
residential land within the Site to meet the demand from the increase in population. The types of
services anticipated include medical facilities, large format retail, a supermarket and potentially social
services such as education.

As noted within the Economics Assessment, there is a total of 7,500m? of convenience retail is
anticipated within the submission area. A centre of this size would not adversely compete with the
town centres of Kerikeri and Waipapa as its primary function would be to access day-to-day goods and
services. However, the Economics Assessment recommends that through the proposed precinct, a
retail floorspace cap of 7,500m? is included for the submission area that applies to specialty retail
stores, with a discretionary status for providing for additional retail floor space. The purpose of this rule
would be to ensure that any adverse effects of a larger centre on the existing town centre are evaluated
within the future.

In summary, the Brownlie land can provide for the 11ha of additional commercial land as identified
within Section 4.3.1 of the Section 32 Report- Urban Development, in a way that does not compromise
or compete with the existing town centres of Kerikeri and Waipapa.

4. Effects on Highly Versatile Soils / Highly Productive Land

The Rural Environment- Section 32 Report, prepared by FNDC in May 2022, provides an evaluation of
the provisions in the Rural Production, Rural Lifestyle, Rural Residential and Horticultural Zones of the
PDP. The general approach that the PDP has taken in its drafting is to protect the rural environment

for its primary production and rural amenity values. In the Executive Summary, the Report notes that:

“given the scale of the rural environment and the wide variety of activities that seek to locate
there, it is important to direct the location of activities to the most appropriate parts of the
rural environment to ensure the best use of the Districts most productive land and to avoid
effects from incompatible uses locating in close proximity.”

The Report notes that the method that the PDP proposes to achieve this is to use five different rural
zones, directing most of the urban development to the Settlement zone.

The Site is zoned Rural Production in the PDP. This zone as has a 40ha minimum lot size as a Controlled
activity and 8ha minimum lot size as a Discretionary activity®>. The proposed policy framework within
the PDP protects highly productive land from sterilisation (i.e. residential development) and enables it

14 Taking into account land required for roading and servicing.
15 Refer to Standard SUB-S1 in the pFNDP. This assumes an environmental benefit subdivision is not pursued.
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to be used for more productive uses (refer to Proposed Objective RPROZ-03). Highly Productive Land is
defined under the PDP as:

means land that is, or has the potential to be, highly productive for farming activities. It includes
versatile soils and Land Use Capability Class 4 land and other Land Use Capability classes Land Use
Capability, or has the potential to be, highly productive having regard to:

Soil type;

Physical characteristics;
Climate conditions; and
Water availability.

oo oo

Highly Productive land is not defined within the National Planning Standards.*®
The PDP also defines Versatile Soils as:

means land classified as Land Use Capability 1c1, 2el, 2wi, 2w2, 2s1, 3el, 3e5, 3s1,3s2 and
3s4.

There is a significant amount of confusion within the PDP as to when the Definition of Highly Versatile
Soils is used, vs Highly Productive Soils. In the Rural Production Zone, “Versatile Soils” is only referred
to in relation to RPROZ-R15 regarding plantation forestry. In the Subdivision Chapter, “Versatile Soils”
are only referred to in relation to SUB-P8, avoiding rural lifestyle subdivision in the rural zone and SUB-
R6 Environmental Benefit Subdivision. All other references are to “Highly Productive Soils.”

Northland Regional Council have identified highly versatile soils within their Regional Policy Statement.
This work was undertaken in response to the draft National Policy Statement for Highly Productive
Land.Y

Following the notification of the PDP, the Ministry for the Environment released the new National Policy
Statement for Highly Productive Land (NPS-HPL) on 20 September 2022, and it came into legal effect
on 17" October 2022. “Highly Productive Land” in the NPS-HPL means:

“land that has been mapped in accordance with clause 3.4 and is included in an operative
regional policy statement as required by clause 3.5 (but see clause 3.5(7) for what is treated as
highly productive land before the maps are included in an operative regional policy statement

and clause 3.5(6) for when land is rezoned and therefore ceases to be highly productive land).”*®

Section 3.4 of the NPS-HPL notes that that every regional council must map as highly productive land,
map any land that is either in the general rural zone or the rural production zone or is predominantly
Land Use Class 1,2 or 3. Land Use Class 4 is excluded. The PDP will need to be updated to be consistent
with this definition.

16 national-planning-standards-november-2019-updated-2022.pdf (environment.govt.nz)

17 The RPS defines Highly versatile soils are Land Use Capability Classes 1c1, 2el, 2w1, 2w2, 2s1, 3el, 3e5, 3s1,3s2, 354 - as
mapped in the New Zealand Land Resource Inventory. Page 89 of the RPS.

18 National Policy Statement For Highly Productive Land 2022 (environment.govt.nz)
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The Northland Regional Policy Statement classifies the following soils as highly versatile and defines
themas LUC units: 1c1,2e1,2w 1,2w2,2s1,3e 1, 3e5,3s 1 and 3s 2.

The Site contains a variety of Land Use Class 2 and 3 soils and can be classed as Highly Productive
Land.

The NPS-HPL provides 3-years for regional councils to map their highly productive land and then further
time for the district councils to amend their plans. Policy 2 of the NPS states that the identification of
HPL should be undertaken in an integrated way that considers the interactions with freshwater
management and urban development.

Section 3.6 (4) of the NPS-HPL notes that Territorial Authorities that are not Tier 1 or Tier 2 may allow
the rezoning of the land only if:

(a) the urban zoning is required to provide sufficient development capacity to meet expected
demand for housing or business land in the district; and

(b) there are no other reasonably practicable and feasible options for providing the required
development capacity; and

(c) the environmental, social, cultural and economic benefits of rezoning outweigh the
environmental, social, cultural and economic costs associated with the loss of highly productive
land for land-based primary production, taking into account both tangible and intangible values.

Section 3.6 (4) of the NPS-HPL notes that:

(5) Territorial authorities must take measures to ensure that the spatial extent of any urban
zone covering highly productive land is the minimum necessary to provide the required
development capacity while achieving a well-functioning urban environment

The FNDC’s approach to the District Plan is to provide for growth through infill housing. However, as
the Urban Economics assessment has shown, infill housing is not appropriate for providing affordable
housing at scale or for more specialist residential development such as retirement village living. Green
field development can better achieve the delivery of more housing types and affordable housing
options at scale. The Urban economics assessment contains a detailed economic assessment
comparing the price of greenfield development to infill development.

When assessing other locations within Kerikeri and Waipapa, including the Rural Residential zone, it is
concluded that there are no other practical or feasible solutions for providing additional development
capacity to meet the demand in Kerikeri and Waipapa without resulting in additional fragmentation of
smaller sites scattered around Kerikeri and Waipapa, resulting in an inefficient use of productive land.

With regard to Section 3.6(4)(a) it is concluded in the Urban Economics Assessment that there is
insufficient development capacity within Kerikeri-Waipapa to meet the demand in general, with
particular reference to affordable housing and retirement living options.

With regard to Section 3.6(4)(b), the Urban Economics assessment provides an assessment of the Rural
Residential and Rural Lifestyle properties. It is concluded that there are no other reasonably practical

-
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and feasible options for additional development capacity in Kerikeri-Waipapa that meets the demand.
The further subdivision of Rural Lifestyle lots will result in an inefficient use of land and more pressure
on the existing infrastructure as a result of ad hoc subdivision.

With regard to 3.6(4)(c), the submission Site is considered to have economic and social benefits relating
to meeting the housing needs of Kerikeri and Waipapa that significantly exceed the loss of the
productive land. The Urban Economics Report notes that the land is currently worth $9,680,000. The
value added per annum of the displacement of land suitable for agricultural is approximately $0.1
million with a present value of $2.1 million over a 30-year period. This is a relatively small cost in
comparison to the rezoning of the land which is anticipated to result in a net present value of $503.6
million and an additional 9,303 FTE jobs over the 30-year period. This is a considerable economic
benefit.

In conclusion, the proposed re-zoning of the Site is consistent with the Policy Framework within the
NPS-HPL and is suitable for urban development given the projected demand and the need to achieve a
“well-functioning urban environment” through comprehensive development. /

5. Natural Hazard Effects

Flood modelling of the wider catchment undertaken by Northland Regional Council (NRC) has
highlighted that the Site is subject to floodwaters which spill out from the Kerikeri River and flows across
the Site. The existing flood hazard on Site therefore limits the land available for development in its
current state.

The Site is bounded on the northern and eastern boundaries by the Kerikeri River. The rezoning will
facilitate the development of residential and commercial properties on this land. Flood modelling of
the wider catchment undertaken by NRC has highlighted that the Site is subject to significant
floodwaters which spill out from the Kerikeri River and flows across the Site. The existing flood hazard
on site therefore limits the land available for development in its current state.

A managed floodway across the Site is proposed, and shown in the Structure Plan, to efficiently convey
floodwaters on Site while mitigating the impact on flood hazard outside of the Site. The alignment of
this floodway generally follows the alignment of the existing overland flow path once it has collected
floodwaters that spilled across SH10. Floodwaters which spill from the true right bank of the Kerikeri
River to Brownlie land are proposed to be blocked off in favour of taking increased flows into Site from
the spill over SH10. The design concept is for approximately the same flow rate to discharge from the
floodway back into Kerikeri River. The managed floodway will typically have a total width of 120 m.

The Assessment of Effects is supported by a Flood Scheme Investigation Report, prepared by E2. In
regard to flood management, E2 have advised that:

e The Site is able to be at least partially developed.

e There are challenges and constraints which will need to be worked through to ensure there is
appropriate access to the development.
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e Regardless of future design, a significant proportion of the Site will always need to be dedicated
to managing flood. This area can also be used as amenity to provide other benefits for the local
community.

The floodway has initially been modelled at its conceptual design stage. The conceptual design has been
developed with the following details:

e Total floodway width = 120 m

e Floodway base width =92 m

e Side slopes = 1:5 (vertical: horizontal)

e Depth=1.8 m, including 0.3 m of freeboard above the 1% AEP +CC flood level
e longitudinal grade =1in 130

e Maintenance access width of 5 m either side of channel

The total area required for the conceptual floodway is approximately 20ha and has been shown on the
Structure Plan. An additional 15.5ha of land is expected to be required for the flood hazard along the
true right of the bank of the Kerikeri River, which is reflected in the proposed overlay plan.

This design is at the conceptual stage only and will require further detailed development through the
Resource Consent Stage to ensure that the floodway is designed to the appropriate specifications.

The inclusion of a flood way creates a significant opportunity to create a development where the risk
of flooding can suitably managed, presenting an opportunity to use the flood way as a public asset. The
location of the floodway has been included within the Overlay plan for the Site and its timing for
construction, being at the time of the first development consent for the land to ensure the required
land area is secured for the floodway and not otherwise compromised.

6. Landscape Effects

A Landscape, Rural Amenity and Natural Character Assessment, by Littoralis Landscape Architecture
has been prepared to support the proposed Structure Plan (Landscape Report).

The Report says:

“the land use that would result from the proposed rezoning is a substantial shift from the Site’s
current, predominantly pastoral, purpose to some form of relatively intensive urbanisation.
Much of the Site has limited landscape sensitivity and amenity values. It is largely a simple,
grazing farm with only very subtle topographic variety and a spartan frame of exotic shelterbelts
that contribute little to landscape identity. Departing from this prevailing character are the
northern and eastern margins of the Site. The Kerikeri River corridor margin has elevated
landscape sensitivity and value, as does the bowl-like depression that extends into the Site below
Wai Aniwaniwa /Rainbow Falls, with its containing landform, dramatic small waterfall, wetland
and significant potential for restoration.

The Structure Plan presented in relation to the proposed rezoning is informed by the Site’s close
relationship with existing developed areas (albeit dissected by watercourses), the limitation and

-
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opportunity imposed by an identified area of flood susceptibility and natural riparian corridors,
relatedness to existing and future transportation corridors, and a range of other factors that
influence where best to cater for required urban growth.**”

The Landscape Report provides a comprehensive assessment of the location of the Site and its
characteristics.

Landscaping opportunities along the riparian Margins

The Landscape Report notes that at an ecological level, there is considerable potential to conserve the
valuable indigenous pattern that exists and to enhance that habitat through ongoing management and
restoration. Comprehensive planning also provides a cue for comprehensive, legal protection of these
areas that are currently largely without any form of formal conservation. Incorporating appropriate
walking and, possibly cycling, routes allow the amenity of these special areas to be appreciated by a
wider community. Paths also enable weed and pest management to occur more efficiently.

Landscaping opportunities within the proposed Flood Way

As outlined in E2 Environmental Engineering Consultant’s reporting referenced earlier. Their
recommendation is for a shallow, +/- 100m wide overland flow corridor to be created through the midst
of the Site to take the overflow of a 1 in 100-year event. The Landscape Report notes that at one level,
such a substantial infrastructural element can be seen as dividing and fragmenting future urban form.
Through another lens, the flood corridor can be viewed as an opportunity to introduce open space
amenity through the core of the future neighbourhood and to act as a unifying spine of reserve which
can then be linked out to adjacent areas. It is the latter perspective that the Structure Plan has chosen
to adopt.

Figure 7 is a schematic illustration of how this floodway could be developed to provide a multi-faceted
resource that is primarily focussed upon providing amenity and lifestyle quality to surrounding urban
areas. It just happens that it will, very rarely, fill the role of carrying surplus river flow.

19 Landscape, Rural Amenity and Natural Character Assessment prepared by Littoralis Landscape Architecture, - Section 1.
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Figure 4: Artist impression of the proposed floodway within the Brownlie Structure Plan.

Landscaping opportunities through Active Transport

The Structure Plan shows a high-level green corridor network throughout the Site, connecting the
future development to Kerikeri and Waipapa, integrating the Te Araroa Trail and highlighting the
Kerikeri River and the existing waterfalls on the Site. The Landscape assessment notes that by creating
a readily accessed, highly attractive and functional system that draws people to enjoy it, there is the
opportunity to promote a first imperative to walk, cycle, or scooter to a local destination, rather than
resort to a car. In this way, each household, school, and commercial area is efficiently linked to Kerikeri
centre and Waipapa Sports Hub/commercial area, and within the Structure Plan area itself.

Visual, landscape and natural character effects

The Landscape Report contains a comprehensive assessment of the level of effects on the visual,
landscape and natural character of the Site and environs as a result of the re-zoning of the land. It
should be referred to for a full and comprehensive understanding of the effects on the environment.
In summary, the report concludes that:

“The Site’s spatial relationship with Kerikeri to one side and Waipapa to the other, combined
with virtually flat topography, suggests that it is optimally positioned to accommodate future
growth. This is particularly clear when the Site is compared with the characteristics of other
parts of Kerikeri’s margin, which typically carry much stronger rural character and higher
landscape sensitivity.

The Structure Plan provides a strong framework for further resolution through future master-
planning by conserving key features, tying in with off road networks, and providing a central

..
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open space spine catering for overland flood flow and providing for “arms” of multi-use
stormwater management/open space to reach out into the core of residential areas nearby. It
also forms the core for a comprehensive system of off-road paths.

The Structure Plan responds to landform and natural patterns whilst also addressing the range
of other spatial relationship, movement, economic and topographic drivers that need to be
accommodated. Conserving riparian corridors and related vegetation patterns has been an
anchoring requirement of the Structure Plan from its outset and informs a series of identified
cross-connections to draw those natural themes into the body of the Site.

Whilst any urban land use applied over the Site will unavoidably bring with it a significant shift
in character and resultant adverse visual and landscape effects, the Structure Plan is considered
to avoid and minimise fundamental impacts, whilst providing for a locally relevant character to
be woven through a new land use scenario.

Overall, the effects on the environment in terms of changes to natural character, visual effects and
landscape effects, while noted as a change, are considered to be less than minor and can be enhanced
through mitigation measures described above such as the integration of walking and cycling networks
and improving the overall relationship between the Site and Kerikeri River.

7. Water and Wastewater Infrastructure and Servicing

FNDC have advised that there is no capacity in the current wastewater system to service this
development. FNDC is working on identifying suitable upgrades, or potentially a new plant at Waipapa.
Engagement will need to be on going, hence the consideration of some onsite servicing to facilitate
initial stages of development.

In regard to water supply, there is capacity in the current water supply network, except in times where
there is an algal bloom in the reservoir. The backup water supply from Puketotara stream is fully
allocated. A private water supply is therefore required. It is the intention for Kerikeri Irrigation Company
(KIC) to supply the site with raw water from their northern dam for treatment onsite. Following
treatment, it is intended that the water will be stored prior to supply within the proposed development
via a conventional reticulation system. To provide a backup source of raw water, a groundwater source,
with all relevant consents, will be developed to provide up to 30% if the supply volume via 2 bores that
can produce 3 litres/second.

No groundwater assessment has been prepared to accompany the Section 32 Report; however, this
assessment can be provided prior to the hearings on the PDP. This does present a constraint to the
development potential of the Site, but one that can be worked around with an appropriate engineering
solution, that does not result in a decrease in flows within the Kerikeri River. The fact the development
can only proceed in stages also provides opportunities for resolving infrastructure constraints over
time.
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In terms of infrastructure capacity, the Structure Plan is based on 1,500 to 2,000 dwellings. This is
indicative and is not an absolute. The actual number of dwellings will be addressed, taking into account
demand and the infrastructure capacity, at the time of applying for resource consents.

Northland Regional Council has provided funding in their 10-year capital plan for a significant
wastewater network and wastewater treatment plant upgrade, including the Waipapa area. Planning
work for the upgrades is in an early stage and no definitive upgrade options have been released. FNDC
officers have indicated that the existing network and treatment plant do not have spare capacity, and
that upgrade options at the existing treatment plant at Okura Drive (located 5km from the Structure
Plan area as the crow flies and 8.5km via Waipapa Road and Twin Coast Discovery Highway) are
constrained by the topography.

A key project consideration is that the treated wastewater discharges must be to land and not into
water to protect the Mauri of the Kerikeri River.

As noted in the report prepared by Infir titled 1828 and 1878, Waipapa Servicing Report, and supported
by the peer review of this report undertaken by GWE to support the submission, the approach to
servicing the site must be twofold:

1. Integrate the wastewater system for the Structure Plan area into the reticulated system,
following the implementation of the upgrades to the reticulated network as outlined within the
FNDC 10-year Capital Plan for the Waipapa area.

2. Develop a standalone wastewater disposal system. This system will consist of a treatment
plant, sludge processing facility and areas of land for disposal of treated wastewater. It is
possible that land areas outside the structure plan area may become available for land disposal
but for the purposes of this memorandum it has been assumed that the disposal areas will be
inside the structure plan area. The standalone wastewater disposal system must be developed
such that the following options are left open:

a. To redirect raw wastewater to a future wastewater treatment plant outside the
structure plan area,

b. To redirect treated wastewater to a future disposal area outside the structure plana
area.

c. A combination of the two options.

The Report by Infir notes that the estimated land requirements for an on-site wastewater treatment
and disposal system consists of 2 hectares for a treatment plant and 30 hectares for on-site wastewater
disposal system. In regard to the reserve area, the Infir report suggests that in order to provide design
margin it is recommended to provide reserve disposal area of 50% of the estimated area that will be
required. The need for the reserve disposal area should be assessed at the defined trigger point to
determine whether it is actually required. If the estimated area functions well, the reserve area could
be utilised to support more development. The requirement for on-site disposal will cease when a wider
Council wastewater system becomes available.

The Structure Plan Area presents both a constraint and an opportunity to deliver an onsite solution to
wastewater treatment to deliver the first stages of development until such time as the reticulated

-
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system is upgraded to include additional capacity for the Site. The delivery of the infrastructure
required to service the development will be included withing the proposed Precinct Chapter.

8. Stormwater Management

Based on advice from the FNDC Infrastructure Team, stormwater treatment needs to be provided on
Site. As noted above, a Report by Infir, titled 1828 and 1878, Waipapa Servicing Report has been
prepared to support the Structure Plan. The assumptions in this report have been peer reviewed by
GWE. Both these reports form part of the submission documents.

As noted by Infir, the Development of the Site will result in an increase in impermeable areas, and
therefore increase stormwater runoff. Mitigation options for the development include:

Table 5 — Stormwater Mitigation Options for the Site.

Effect Runoff rate Runoff volume Quality

Potential
contamination

Description of Increased runoff volume

effect

Increased peak runoff
rate

Mitigation measure

Attenuation storage

Discharge runoff for a longer
length of time

Treatment through a
suite  of industry
standard measures
including swales, rain
gardens, filter strips

and separators.

Result of mitigation | Reduce peak runoff | No change in flood levels, but | Stormwater
rate to pre- | water levels will stay at elevated | discharge compliant
development rate. This | levels for slightly longer lengths | with Regional
will avoid increased | of time (measured in hours, not | Council rules
flood levels. days)

The Infir Report notes that it is expected that stormwater attenuation and treatment devices will
occupy 15% of the land area that will be developed to ensure that stormwater remains at pre-
development levels post the completion of the development. Land required for on-site stormwater
discharges is excluded from this estimate because that land will be pervious and stormwater discharge
considerations is part of the design parameters for on-site wastewater disposal.

In summary, the management of the increase in Stormwater can be provided for on the Site and will
be subject to obtaining the various consents from Northland Regional Council. The location of the
management structures will be decided during the detailed design phase.

9. Cultural Effects

Section 4.3 of the Section 32 Report- Urban Environment prepared by FNDC provides a summary of the
feedback received from Ngati Réhia during the consultation process. A high-level summary of their key
issues, as identified within the report referred to above is outlined below:

o Affordable housing: Provide a mix of housing typologies, densities and housing types and sizes
in the General Residential Zone.

w
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e |ocating more industry within Waipapa where there is limited infrastructure and flood risks.
Health of the two awa need to be prioritized

e Provision of adequate infrastructure (roading and stormwater) in the Industrial Zone and the
Mixed Use Zone

e Consideration of the iwi/hapl management plans.

e Consistency with setbacks from waterbodies

e Concern with the need for all commercial activities to obtain a resource consent

o Need to have strong reference to the consideration of cultural values and sites of significance
within the policy framework.

The issues raised above are consistent with the issues raised at the various meetings with Ngati Réhia
regarding the Structure Plan area. Housing Affordability and the provision for opportunities for Ngati
Rehia to upskill and train their hapd have been key issues raised.

10. Housing Affordability

The approach that the PDP is taking to addressing housing affordability is via infill urban development,
increasing the densities and providing for a mix of housing typologies within the General Residential
Zone. Section 5.3.3 of the Section 32 Report- Urban Environment notes that by the PDP implementing
the provisions listed above, it is “potentially increasing supply of housing and assisting with Housing
Affordability.”

Objective SD-UF0O-02 of the PDP notes that:
Urban growth and development consolidated around existing reticulated networks within town
centres, supporting a more compact urban form, affordability and providing for a mix of housing
typologies.

The Economic Assessment outlines the economic benefits of infill housing vs greenfield housing. The
report notes that both infill and greenfield housing provide for economic efficiency and that the PDP
should be designed to enable both types of development to occur, rather than restricting urban growth
to infill only. By not enabling greenfields development, the ability to provide for affordable housing at
scale and for more specific residential development such as retirement villages is significantly limited.
The Economics Assessment should be referred to for a more detailed assessment of the costs and
benefits between greenfield and infill development.

In summary, the Brownlie Land provides for an efficient use of land, supporting the needs of the
population through the supply of greenfields land to deliver affordable housing options, retirement
village offerings and the development of a new hotel within the Site. Each of these elements, along
with the commercial land use has the ability to be master planned to ensure that the most efficient and
effective use of the land is achieved in a way that meets the demands of the current and future
populations of Kerikeri and Waipapa.

As noted in the Economic Assessment approximately 21% of households in Kerikeri and Waipapa are
only able to afford dwellings up to $600,000 based on their annual household income. Under the
Economics Assessments’ medium growth projections, this number increases to 30% by 2031. This

-
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highlights the importance of increasing housing supply within the lower price bands, to make housing

more accessible to those on a lower income. Urban Economics note that between September 2020 and
2022, the majority of standalone dwellings sold for between $600,000 and $1,000,000. Increasing
housing supply within the lower price range can be more efficiently achieved through the development

on greenfields land, given the economies of scale and the ability to master plan, rather than rely on ad

hoc infill housing opportunities.

11. Transport Effects

A Draft Integrated Transport Assessment, prepared by Team Traffic has been provided to support the

Structure Plan (herein referred to as the Draft Integrated Transport Assessment).

The submission would allow the subject Site to be rezoned and then developed in a manner

consistent with the chosen Structure Plan to provide an integrated transport outcome that achieves:

Connectivity between Kerikeri and Waipapa,

Significant outdoor space,

A comprehensive network of connections for walking and cycling,

A connection to/from the proposed shared path that features in the design of the Sports Hub
Network resilience in the event that significant flooding inundates and forces the closure of
SH10.

Four different options have been assessed to provide connectivity to the Site from Kerikeri and

Waipapa. In essence, each of these options has the same connections and roading alignment between

SH10 and Waitotara Road, as well as the same pedestrian and cycleway connections through the

property.

Specifically, the Draft Integrated Transport Assessment notes that:

All options have the same pedestrian and cyclist connectivity from the submission area
around the periphery of the golf course to Golf View Road.

Option 1 has a roading connection around the western perimeter of the golf course and
then two roading connections to the Kerikeri area via Golf View Road (Access C) and Aranga
Road (Access B).

Option 2 has a roading connection on the eastern perimeter of the golf course and then a
single roading connection to the Kerikeri area via Golf View Road (Access C).

Option 3 has a roading connection that avoids the golf course and then connects into King
Street-a Road well to the west of the Kerikeri CBD (Access E).

Option 4 has no roading connection to the Kerikeri urban area for vehicles, and instead
relies on the pedestrian and cycle connections common to all options.

A high-level appraisal of each option shows that the following strategically important regional

transportation benefits are realised by all four options:

Network resilience provided for SH10 can be realised for this critical section of the
nation’s primary roading infrastructure.
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. The provision of a comprehensive network of more direct active mode (walking and
cycling) connections that will provide significantly better connections that presently exist
between the Kerikeri urban area, the expanding Waipapa area and the Council’s Sports
Hub.

. Development potential located centrally between the two recognised growth nodes of
the region.

The Draft Integrated Transport Assessment outlines the expected traffic generation and distribution.
This report should be referred to for a detailed analysis of the transport effects generated from the
proposed Structure Plan. The modelling for each of the four different transport options is yet to be
complete. Once completed, a holistic view of the proposed transport options and their effects on the
existing road network can be assessed and regard can be given to the anticipated wider effects on the
environment.

Two things that are more certain is the need for a new intersection, via a roundabout to access the Site
from SH10 and a new access from Waitotara Road to Waipapa Road to facilitate the proposed
development of the Structure Plan area. The Draft Integrated Transport Assessment provides a high-
level concept design for the proposed roundabout and commentary regarding how a new access from
Waitotara Road could be developed.

Regarding Active Transport connections, the submission and Structure Plans for the Site will allow for
the construction of a comprehensive and connected network of on-road and off-road paths for active
modes. The proposed greenways as identified on the Structure Plan will provide more direct
connections for walking and cycling between the, the expanding Kerikeri and Waipapa areas, as well as
to the Council’s Sports Hub. Walking tracks around the Kerikeri River and the wetland complex on the
Site are promoted and encouraged and will have a wider benefit of linking into Te Araroa Trail.

Regarding public transport, future bus connections can be provided for within the Site and integrated
within the wider public transport network. At the time of concept and detailed design, consideration
will also need to be provided for the adequacy of the road widths and the possible locations for bus
stops along the primary roading corridors to ensure that these can be provided without the need to
carry out retrospective physical works.

On the basis of the Draft Integrated Transport Assessment, there are many options to service the
Structure Plan area. The preferred option will become clear once the modelling has been completed.
There are clear benefits and opportunities to provide and encourage active transport modes within the
proposed Structure Plan and to integrate other elements of the Site, such as the wetland area and the
floodway into the public space framework.

Overall, based on modelling and an engineering solution, the increase in traffic generated from the
proposed Structure Plan area is expected to have a less than minor impact on the existing network,
subject to the outcomes of the modelling which is being completed. Through the Draft Integrated
Transport Assessment, it has been established that there are significant advantages to the local and
regional area in having the proposed details due to the:
. Integration of the currently separated and distinct growth areas of Waipapa and Kerikeri
for active modes.

-
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. Integration of active modes of the Council’s Sports Hub to Kerikeri.
. Network resilience provided to SH10 by a key part of the internal primary roading network
when SH10 is closed due to flooding.

Although four access options have been identified in the Structure Plan and some stand out as being
preferable to others, it is considered sensible and appropriate for their detailed consideration to be
done as part of Council’s transportation modelling work currently being done for its spatial planning
and assessment of growth. Further refinement of each option and a preferred option will be
determined prior to the Hearing of the FNDC PDP once the transport modelling is complete. A Final
Integrated Transport Assessment will be provided at this time.

12. Social Effects

Most community facilities are located in the central areas of Kerikeri, including the school facilities and
community centres, the town library and healthcare facilities. Bay of Islands Hospital is located in
Kawakawa. The next major hospital is located in Whangarei.

The proposed zoning in the Structure Plan provides for the opportunity for additional health care
providers to establish within the Structure Plan Area within the Mixed-Use area. The population is aging
and there is a growing demand for additional healthcare services and retirement living services. The
nature of this green field development will provide larger land parcels to ensure that new social
infrastructure will have sufficient space to establish new facilities.

The proposed zoning also provides the opportunity for a new school to establish with in the Structure
Plan area and to provide strong connections to the Sports Hub within Waipapa.

13. Site Suitability

As outlined in the attached Geotechnical Assessment, prepared by LDE and the Ecological Assessment,
prepared by Bioresearches which form part of the submission documents, the Site has been assessed
to be suitable for urban development. The Site is flat, and the main ecological features are confined to
the main wetland complex.

14. Summary of Effects

The actual and potential effects of the Proposal have been considered above, based on extensive
reporting and analysis undertaken by a wide range of technical experts. On the basis of this analysis, it
is considered that the Site is suitable for urban development.

The proposed mix of uses will result in positive effects on the environment in terms of the social and
economic well-being of the community, and the development can be serviced by existing infrastructure
with appropriate onsite provision provided where noted above. The concept design for the floodway
shows that there is a feasible solution to managing the risk and effects associated with flooding on the
Site. Where infrastructure constraints have been identified, the proposed precinct will ensure that the

-
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appropriate infrastructure to service the site is provided for in integration with the delivery of urban
development.

Following the completion of the transport modelling, a preferred servicing and access options can be
confirmed and discussed with Council prior to and at the hearing for the PDP.
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Based on the investigation and appraisal of the site reported herein, the subject area has been assessed as

suitable for residential development.

Based on our assessment of stability and other natural hazards, we consider that there are no significant

geotechnical constraints. Specific foundation design will however be required to address the expansive soils

identified across the site.

Adequate provision for access to the future developments is provided in the scheme plan and only minor

earthworks will be required.
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1 INTRODUCTION

This report supersedes version 0 of the report, dated 23/05/22 and differs from the previous report by changing
the subject area. The changes to the subject area include the removal of a neighbouring lot only, which is

reflected in the reporting and appendices. Our recommendations remain unchanged from the previous report.

LDE Ltd has been engaged by Kiwi Fresh Orange Company to undertake a geotechnical suitability assessment

for a District Plan Review at the area northwest of the township of Kerikeri. (Figure 1). The subject area

encompasses the lots tabulated in Table 1, with the spatial extent shown in Figure 1.

Figure 1: Location of the District Plan Review area relative to Waipapa and Kerikeri. Imagery from Google Earth.

This report presents the results of the desktop study and geotechnical investigation for the District Plan Review
area northwest of Kerikeri. The purpose of the report is to confirm if the area within the subject area is suitable for
future development and provide support of an application to the Far North District Council for the District Plan

Review.

2 SITE DESCRIPTION

The Kerikeri River forms the northern and eastern boundaries of the subject area, with State Highway 10 forming

the western subject area boundary. The southern subject area boundary is comprised of the boundary with the
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Bay of Islands Golf Club and the legal boundaries of Lot 1 DP 109735 and Pt Lot 2 DP 63499. A small portion of
land on the northern side of the Kerikeri River at the northernmost extreme of the subject area is also included in
the subject area. The legal titles and corresponding lot sizes included in the subject area are shown in Table 1
below.

Table 1: Lots included in the subject area

Property Description Property Area (ha)
Part Lot 2 DP 41113 100.7833

Lot 2 DP 76850 7245m?

Part Lot 2 DP 89875 92.789

Lot 1 DP 333643 3.389

Presently the land is used as an active farm with minor grassed land. A limited number of dwellings and
associated farm improvements are found within the subject area. Small tracts of undeveloped native bush are

also present in the east of the subject area.

A review of historical and recent aerial imagery has been undertaken, with images sourced from Retrolens’ and
Google Earth. The land has predominantly been used for agricultural purposes since 1953. The steep bush region
in the east of the subject area was cleared in 1981. Extensive erosion and sediment runoff scars are visible in the
cleared area from this date (Figure 2). Low-lying scrub has progressively recolonised the formerly cleared area,
with the drainage channels still readily apparent. This process appears to have occurred gradually between 2000
and the present and would be expected to continue if left undisturbed.

" Retrolens — Historical Imagery Resource. https://retrolens.co.nz/map/. Imagery licensed by LINZ CC-BY 3.0.
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Figure 2: 1981 Retrolens imagery depicting surficial slope failure and sediment movement.

The site is generally flat, consisting of gentle rolling hills, bound by the Kerikeri River and on the north and eastern
sides of the subject area. Minor streams and drains are found on the flat ground in the subject area which tend to
drain towards a steep region in the east of the site (Figure 3). This steep region serves as the drainage for much
of the site, capturing the majority of the overland flow paths and farm drains. The interface between flat land and
the catchment is steep, forming waterfalls where drainage channels have intercepted the boundary between flat
and steep land in two places. Slopes of between 25° and 60° characterise the boundary of this steep area which

flattens away from its edges.
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o

alegp region

Figure 3: Location of the steep region within the subject area. Imagery from Google Earth.

4 PROPOSED WORKS

The proposed works for the District Plan review subject area will form numerous residential lots, commercial and
medical facilities, and a large hotel. Included in the proposed works is the construction of a spillway, shortcutting
the Kerikeri River and Rainbow Falls to provide flood mitigation. The spillway is intended to drain into the steep
region at the east of the subject area, with energy dissipation achieved through a large waterfall in the east of the

subject area.
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5 DESKTOP STUDY

A review of relevant NRC? and FNDC? GIS hazard maps has been undertaken to assess the presence of hazards
at the site. Presently the site is mapped as highly susceptible to flooding, with a natural overland flood path
shortcutting the Kerikeri River (Figure 3). It is understood a future Kerikeri River spillway is proposed within this
zone which should limit the flood potential for the site. The land north of the Kerikeri River is mapped as within the
10-year flood zone, however this is likely to change following the development of the spillway. The site is not
mapped as susceptible to any other hazards by any other territorial authority. Underlying the entire subject area

are the Kerikeri and Puketotara Aquifers. One water bore is mapped on the site by the NRC but is without data for

the depth to the water table.

Figure 4: Flood susceptibility of the subject area as mapped by the NRCs Priority Catchment mapping.

2 https://localmaps.nrc.govt.nz/LocalMapsGallery/
3 https://gismaps.wdc.govt.nz/GISMapsGallery/
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The 1:250,000 geological map of the region* shows the site as being underlain by both the Kerikeri Volcanics and
Alluvium (Figure 5). The Kerikeri Volcanics is described by GNS as “Basalt lava, volcanic plugs and minor tuff’,
with alluvium described as “Partly consolidated mud, sand, gravel and peat or lignite of alluvial, colluvial,

lacustrine, swamp and estuarine origins”.

Alluvium § Keriker Yolcanics

Figure 5: GNS mapped geology on the site.

Previous geotechnical testing data acquired by LDE for the site includes a suite of hand auger and Scala
penetrometer testing performed by the NRC. This testing was performed in the region outlined for the proposed
spillway on the Kerikeri River. A soil profile of between 1.5m to 4m thickness was encountered before

encountering basalt.

4 Edbrooke, S.W.; Brook, F.J. (compilers) 2009: Geology of the Whangarei area: scale 1:250 000. Lower Hutt: GNS Science.
Institute of Geological & Nuclear Sciences 1:250,000 geological map 2. 68 p. + 1 folded map

<=
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Our investigation included intrusive geotechnical data collection and a site walkover identifying and mapping
geomorphic features found within the subject area. 17 Cone Penetrometer tests (CPTs) and three 50mm hand
auger boreholes were performed to identify and qualify the soil profile across the site and assess the depth to
basalt. The locations of the subsurface investigations are presented in the Geotechnical Investigation Plan in
Appendix A. Logs of the intrusive testing are presented in Appendix B. A geologic and geomorphic map of the
subject area are shown in Appendix C. The testing was performed in early April, during a period of normal climatic
conditions, with soil moisture content at the average levels for this time of year.

The geological boundaries according to the published NZGS 1:250,000 Maps® and a revised interpretation based
on a site walkover and subsurface information are presented in Appendix C. The following descriptions are for
each unit encountered within the subject area.

Described by the GNS Geology Map as “Partly consolidated mud, sand, gravel and peat or lignite of alluvial,
colluvial, lacustrine, swamp and estuarine origins.”. Alluvium was encountered during our investigations within 10
CPTs and HAO01 and HAO3. In HAO1 this material was a sequence of silty clays and clayey silts. Saturated
sediments beneath the water table were found to contain minor organics, representative of a former swamp. Soils
behaving as organics were also identified in multiple CPTs across the site, increasingly shallow towards the west
of the site. This material appears considerably more widespread than what is mapped by GNS. Undrained shear
strength measured by a calibrated shear vane in HAO1 was between 70kPa and 100kPa between 0.4m and 1.8m
depth. Below 2m no shear vane readings were able to be recorded due to the saturated nature of the material. An
undrained shear strength of 109kPa was recorded at the base of this unit at 3.0m depth but could not be

described due to the material washing out from the hand auger.

The GNS Geology Map describe this lithologic group as “Basalt lava, volcanic plugs and minor tuff’. Basaltic lava
flows were the predominant lithology belonging to this group, with curvilinear columnar jointed basalt flows

outcropping along the length of the Kerikeri River within the subject area and on steep slopes within the east of

5 Edbrooke, S.W.; Brook, F.J. (compilers) 2009: Geology of the Whangarei area: scale 1:250 000. Lower Hutt: GNS Science.
Institute of Geological & Nuclear Sciences 1:250,000 geological map 2. 68 p. + 1 folded map
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the site. Residual soils belonging to this formation are ubiquitous across the site which generally consist of highly
plastic silty clays. Basaltic boulders are found both on the surface of the flat areas in the east of the site and within
the nearby steep slopes. No other volcanic lithologies were encountered during the fieldwork. Bedrock was found
at an average depth of 4m to 5m across the site, with a maximum depth to bedrock identified as 9.48m in CPT06
and a minimum depth of 3.36m in CPT10. Undrained shear strengths measured with a calibrated shear vane
were typically greater than 150kPa, with a minimum measured value of 123kPa in HA02 at 2.0m depth. Generally,
with depth the cone and sleeve resistance in the CPTs decreased, likely representative of the groundwater flow
occurring above the basalt contact.

An overview of the geomorphology of the study site is presented on the Geomorphic Map (Appendix C) and has
been divided into two regions based on the general geomorphology of the site. The geomorphological assessment
consisted of a site walkover and analysis of aerial photography by an Engineering Geologist which took place in
April 2022.

Region A:

Region A consists of flat or gently inclined land formed by the residual soil weathering process or deposition of
alluvium. Within the zone the dominant geomorphic features are overland flowpaths and ephemeral ponds. Much

of this zone is flat and without geomorphic features, having been overwritten by farm activity.
Region B:

Region B consists of the entire steep catchment area at the eastern edge of the site. Incised drainage channels
are characteristic of this area. Evidence of slope instability was sparse across this area, with only one headscarp
identified across the site. Terracettes are present on a limited selection of the slopes. Sheer rock walls are found
in two locations at the site, each containing a waterfall. The slopes demarcating the boundary between zones A

and B tend to flatten with distance from the waterfall, reaching an average angle of 25°.

The entire subject area is mapped as overlying both the Puketotara and Kerikeri Aquifers. Our hand auger and
CPT investigations identified groundwater at a shallow depth across the site, ranging between 1.0m and 3.0m
depth. A number of CPT holes were unable to be dipped for groundwater due to hole collapse. Generally, the
groundwater was identified progressively shallow towards the west of the site. A map detailing the depth to
groundwater is shown in Appendix C. A mix of anthropogenic and natural surface drains dewater the site and are

present across the entire site, each draining to the steep region in the east of the site.
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This section summarises our assessment of the natural hazards within the property as broadly required by
Section 106 of the Resource Management Act (1991 and subsequent amendments) and including geotechnical

hazards given Section 71(3) of the Building Act (2004). This includes erosion, inundation, subsidence, and

slippage.

This section also includes our assessment of ground beneath the building site which is outside the definition of
“Good Ground” as defined by NZS3604 (2011) “Timber Framed Buildings”.

Based on our subsurface data we consider that the site is primarily a Class C shallow soil site as defined by NZS
1170.5 (2004) “Structural Design Actions: Part 5: Earthquake actions — New Zealand”. Limited amounts of the
subject area may classify as a Class B rock site as defined by NZS 1170.5 (2004) “Structural Design Actions: Part
5: Earthquake actions — New Zealand”. This is for sites underlain by materials having a compressive strength
between 1MPa and 50MPa with no more than 3m depth of highly weathered or completely weathered rock or soil

with a compressive strength less than 1MPa at the surface.

Localised regions of Class B rock sites may be found around the crest of the steep catchment region, however the

extent of this must be confirmed at the building consent phase.

The GNS NZ Geology Webmap and Active Faults Database® does not show any active faults within upwards of
100km proximity of the subject area. There does not appear to be any surface expressions that would indicate the
presence of an active fault line beneath, or in close proximity to the subject site. We therefore consider the hazard
posed by surface fault rupture to be extremely low. Potential ground deformation associate with earthquake

shaking is anticipated to be low to negligible.

Due to the inland and elevated site location we consider the risk of tsunami inundation to be negligible.

The site is in a region of low seismicity, Accordingly the potential deformations associated with earthquake
shaking are expected to be low to negligible. However, due to the presence of low strength saturated silts and
clays containing variable amounts of organic content as identified in the hand auger investigations a preliminary
liqguefaction analysis was undertaken.

6 GNS Active Fault Database. https://data.gns.cri.nz/af/
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The Ministry of Business Innovation & Environment released a guideline for Earthquake Geotechnical Engineering
Practice with a series of modules. In Module 1, titled “Overview of the guidelines” (dated November 2021, Rev 1)
provides recommended peak ground acceleration (a™®) and Earthquake Magnitude (MY) for sites of all Seismic
Subsoil Categories as defined by NZS 1170.5 (2004) “Structural Design Actions: Part 5: Earthquake actions —
New Zealand”. Values were selected based on the recommended values for Northland, for both an Ultimate Limit
State (ULS) 500-year event and Serviceability Limit State (SLS) 25-year event for an Importance Level 2 (IL2)

structure. These parameters are shown below in Table 2 and were used for the liquefaction analysis of the site.

Table 2: Liquefaction analysis parameters used for both testing cases
Serviceability Limit State | Ultimate Limit State

amax(g) 0.03 0.19

Mw 5.8 6.5

Liquefaction is the term used to describe the severe strength loss which can occur when saturated loose to

medium dense sands and low plasticity silts are subject to seismic shaking.

In addition to strength loss, liquefaction may also result in the expulsion of sand, silt and water at the surface, post
seismic settlement, and lateral movement towards areas of lower elevation such as rivers or streams, referred to
as lateral spreading. Differences in the amount of liquefaction due to variations in the ground can result in
differential surface settlement. In addition, significant building settlement can occur due to the severe loss of

strength and subsequent bearing capacity failure of the ground.

The site is underlain by variable amounts of Pleistocene Alluvial deposits which contain varying degrees of silts,
clays, organics and sands of variable density and thickness below the water table which may be prone to

liquefaction.

We have assessed the liquefaction potential of soils on site using the “simplified procedure” as summarised by
Idriss & Boulanger (2014) method. Liquefaction-induced free-field vertical volumetric strains were estimated for
the SLS and ULS design seismic events using the method of Zhang et al. (2002). Default assessment values
were utilised within the CLiq software during the liquefaction analyses. These include, but are not limited to,
assuming the existing ground is level, utilising an Ic cut-off of 2.6, applying clean sand and overburden
corrections, automatic calculations for soil unit weights and applying automatic corrections to the input data at soll

transition layers.
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Figure 6 indicates that the free field settlement is not expected to occur at SLS loadings. For a ULS event,
expected settlements vary between Omm to 29mm. The greatest settlements from liquefaction occur within the
regions where alluvium is present. Based on this analysis the Kerikeri Volcanics residual soils are not anticipated

to be highly susceptible to liquefaction. Specific settlement values are presented in Appendix D.

PGA Based Parametric Analysis
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Figure 6: Predicted settlement at each CPT location across a continuous PGA range.

Geotechnical regions have been formed to classify the susceptibility of the subject area to slope failure. These

follow the geomorphic regions in Section 7.2 which may be used to qualify the slope instability hazard at the site.

Region A

Region A is characterised by flat or gently inclined land without significant relief variation (Figure 7). This region

has been assessed as stable based on the flat topography and lack of evidence for slope failures.
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Figure 7: Characteristic flat ground of Region A. A minor ephemeral stream channel is shown centre right, with a basaltic
boulder centre left.

Region B

Region B represents both the steep margins of the Kerikeri River as well as the steep area in the east of the
subject area. Large deep-seated slope instability is not expected to occur within this region, however surficial
movement of soil may occur. Steep cliffs are present within this region, forming on the interface between Regions
A and B where overland flow paths intersect the boundary (Figure 8). Regression of these steep cliffs is
considered unlikely given the presence of high strength basalt through the entire cliff exposure. Minor talus with a

diameter of less than 1m was present at the base of the cliffs indicating prolonged stability.

Professional Engineering Services -12-




Project Reference: 21568
Kerikeri District Plan Review
Document ID: 149114

Figure 8: Columnar jointed basalt forming vertical exposures and waterfalls along the interface between Regions A and B.

The non-vertical slopes along the interface of Regions A and B appear stable and do not show evidence of
previous deep-seated major failure (Figure 9). Terracettes are found on many of these slopes, indicative of
surface creep and the presence of expansive soils. These slopes are typically 25° and consist of boulder-
containing residual soil. Without specific numerical slope stability analysis, a setback of 15m should be maintained
from any slope of 1V:2H for future developments. This setback may be revised in the future with specific testing

and numerical slope stability analysis if desired.
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Figure 9: Typical slopes along the interface between Regions A and B. Terracettes are visible along these slopes where
vegetation permits.

8.7 Compressible Ground and Consolidation Settlement

CPTs completed across the subject area identified some soft potentially compressible soils across the entire
tested site. These compressible soils were also apparent in hand auger testing where regions of limited soil
recovery were found, in addition to organics. The hand auger testing was performed near CPT locations to

corroborate the upper lithologies and their soil parameters.

A preliminary, simplified 1-dimensional consolidation analysis was undertaken for each of the CPTs performed
across the subject area. The software CPeT-IT Version 3 was used to determine the method of analysis which
calculates the magnitude of two settlement components: primary (consolidation) and secondary (creep)
settlement. The primary settlement determines the settlement which occurs through consolidation, while
secondary settlement can be interpreted as an approximation of creep settlement. The calculated creep
settlements show the amount of settlement expected over a 6-month period and over a 50-year period (600
months) as per the New Zealand Building Code B1/VM4 Appendix B.
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The software determines the relationship between soil stiffness and cone tip resistance (qc), which then calculates
an estimate of static settlement per test location. The input parameters for each test were based on average
house parameters for the foundation lengths and widths, rectangular foundation system, where we determine the
L/B (length/breadth) ratio, apply a footing pressure which is conservatively assumed by the geotechnical engineer
for the purpose of this analysis, and a depth depending on the results of the soil investigation and foundation

design parameters.

We have considered that an applied footing pressure of 10kPa over a square foundation width and length of 12m
representative of a typical load exerted by a residential dwelling. Where a large amount of settlement was
modelled within the near surface soils an embedment depth for foundations of 200mm was used. This represents

the removal of topsoil which occurs during the normal construction procedure.

The settlement derived by ‘consolidation’ (primary settlement) is largely influenced by settlement derived by the
magnitude of the static load applied to the soil and the greater the load, the more settlement through consolidation
occurs. The time for the completion of the consolidation settlement to occur is dependent on the speed at which
water can freely flow from the soil. It can be assumed that consolidation is generally complete when the overall
predicted settlement has been 90% completed. The settlement derived by ‘creep’ is settlement which occurs
under the weight of the soil and is independent of static loading, therefore will continue to settle through the
process of material decay, and it is hard to predict what is to be expected beyond a 50-year period which is used
for the threshold for the design life of the proposed structures as per the NZ Building Code. The total overall
predicted settlement includes both the primary and secondary components. The settlement analysis outputs are

presented in Appendix E.

Settlement occurs variably across the soil profile for each is likely representative of the bedded nature of the
alluvial material encountered on the site. The Kerikeri Volcanic soils are typically less prone to settlement than
alluvial soils at this location. All instances where settlement exceeds 25mm the underlying soils are anticipated to
be alluvium. Where the calculated total settlement is below 25mm the average settlement from a standard

dwelling load is 7.6mm, allowable under the NZ Building Code.

The regions within the subject area proximal to both CPT06 and CPT10 and north of the Kerikeri River are prone
to settlement and will require additional engineering to make suitable for construction. The results of the analysis
outside of these areas identified that the soils did not exceed the differential settlement tolerance of 25mm over a
6m horizontal distance as per the NZ Building Code so no further detailed analysis is considered necessary.

-] =

VI L CIESRARE P T
n. EDFaC IR D e Pl

Professional Engineering Services  -15-



Project Reference: 21568
Kerikeri District Plan Review
Document ID: 149114

Table 3: Estimated settlement for a standard dwelling load for each CPT.

CPT # CPT Depth (m Footing Total Primary Total Secondary Total Calculated

bgl) Pressure (kPa) Settlement (mm) Settlement (mm) | Settlement (mm)
CPT-01 5.05 10 1 0.5 8
CPT-02 6.02 10 2 2 4
CPT-03 7.04 10 2 2 4
CPT-04 4.17 10 7 4 11
CPT-05 2.05 10 0.5 0 0.5
CPT-06 9.48 10 25 65 90
CPT-07 6.73 10 9 6 16
CPT-08 4.67 10 9 6 16
CPT-09 4.63 10 4 3 7
CPT-10 3.36 10 42 33 75
CPT-11 4.55 10 3 1 4
CPT-12 5.62 10 9 6 15
CPT-13 5.06 10 2 1 3
CPT-14 3.95 10 1 1 2
CPT-15 4.98 10 11 19 30
CPT-16 4.47 10 20 22 42
CPT-17 7.51 10 50 90 140

Plastic soils can be subject to shrinkage and swelling due to soil moisture content variations which can result in
apparent heaving and settlement of buildings, particularly between seasons. The magnitude of movement is a
function of the reactivity of the clay minerals and the amount of clay as a fraction near surface soils. These factors

are in turn associated with geological origin and the degree and nature of in-situ weathering.

The near surface soils at the site were found to be highly plastic and predominantly clay. Based on our experience
and past laboratory testing in similar geological conditions, we expect that the soils are moderately to highly

expansive. The sites are therefore outside the definition of ‘Good Ground’ as defined in NZS3604 (2011).

Without further site-specific laboratory testing to classify the soils, we recommended that Class H (highly reactive)

is assumed.

From our assessment of the natural hazard and ground deformation risks presented to the proposed development
we consider that the site is suitable for development, provided that the recommendations given in Section 9 are

adhered to.
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Without further site-specific laboratory testing to classify the soils, we recommended that design of concrete slab
foundations assume Class H1 (highly reactive) in accordance with AS2870 (2011).

Standard NZS3604 (2011) piled foundations are expected to be suitable, however the piles will need to be

deepened to 900mm below cleared ground level to account for the highly expansive soils at the site.

While reticulated wastewater is expected to be installed, we consider the soil across the site to be classified as a
category 4 ‘light clay’ in accordance with AS/NZS1547 (2012) for onsite effluent disposal.

It is understood that the spillway is intended to utilise the high hydraulic head potential provided by the waterfall
found within the undeveloped bush region at the east of the subject area. The escarpment forming the waterfall
consists solely of Kerikeri Volcanics columnar jointed basalt (Figure 8). This waterfall is geologically analogous to
the nearby Rainbow Falls, which represents a similar geological exposure. Headscarp retreat is considered highly
unlikely during periods of high flow given the thickness and strength of the basalt at the waterfall. A limited amount
of talus was present at the base of the waterfall. It is probable that during the passage of floodwater over this
waterfall loose sediment impounded below the waterfall will be mobilised and enter the Kerikeri River. The

magnitude and effects of this process are beyond the scope of this assessment.

Basalt outcrops at the base of the stream feeding the waterfall and continues to outcrop for approximately 150m
upstream. It is anticipated that the depth to basalt gradually increases in a northwest direction along the spillway
axis but will generally be under 5m. If the desired spillway depths extend below the depth of the soil profile strong
unweathered basalt will be encountered. This material may be unsuited to machine excavation and may require
blasting to remove.

This report has been prepared exclusively for Kiwi Fresh Orange Company Limited with respect to the particular
brief given to us. Information, opinions, and recommendations contained in it cannot be used for any other
purpose or by any other entity without our review and written consent. LDE Ltd accepts no liability or responsibility
whatsoever for or in respect of any use or reliance upon this report by any third party.

This report was prepared in general accordance with current standards, codes and practice at the time of this

report. These may be subject to change.

Opinions given in this report are based on visual methods, and subsurface investigations at discrete locations. It

must be appreciated that the nature and continuity of the subsurface materials between these locations are

-] =

VI L CIESRARE P T
n. EDFaC IR D e Pl

Professional Engineering Services -17-



Project Reference: 21568
Kerikeri District Plan Review
Document ID: 149114

inferred and that actual conditions could vary from that described herein. We should be contacted immediately if
the conditions are found to differ from that described in this report.

This report should be read in its entirety to understand the context of the opinions and recommendations given.
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APPENDIX A
GEOTECHNICAL INVESTIGATION PLAN
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APPENDIX B
GEOTECHNICAL INVESTIGATION DATA
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Cone Penetration Test (CPTu) Parameter Log

Test ID:

CPT-02

Undrained shear strength, su (kPa) Nkt=15

Friction Angle (°)

é Normalised cone resistance, Qt 2 § g § § 8 3 g < B3 Soil Behaviour Type Index, Ic SBTn SBTn Description -
'g Sensitivity SPT N60 (blows/300mm) (filtered) 3
o (=3 o o o (=]
8 e 2 IS & I o - o~ ™ < © =4 IS = < 3 - ~ ™ < 0 o~ < © @ E'
_—
569>> \ Sand mixtures: silty sand to sandy silt
? Silt mixtures: clayey silt & silty clay
1 [~
2 o
] Clays: clay to silty clay §
>
. C
] Clays: clay to silty clay T
4 ] ¥
i - Silt mixtures: clayey silt & silty clay [
5 P 869>> Sand mixtures: silty sand to sandy silt ©
381>>
l\< Sand mixtures: silty sand to sandy silt
< Sand mixtures: silty sand to sandy silt
—
—_— ——
i Sand mixtures: silty sand to sandy silt
6 | —— [ <€
7] [~
8 | [ ®
9] <@
10 ] e
Client: LDE Land Development & Engineering Remarks: Northing: 6101934mN Operator: JC Soil Behaviour Type - Robertson 1986 Test ID:
Ground water level located at 1.55m Easting: 1685236mE Rig: Pagani TG63-150 Sand mixtures: silty sand
. ) o Test according to 1SO 22476-1:12 System: NZTM Cone ID: MKs651 o Undefined 5 | to sandy sit C PT-02
Project:  Geotechnical Investigation __y o : ) L[| sensitve ne-grainea [ 6 | Sands: cloan sands o -
Termination Reason: Elevation: Ground Type: Comp piezo cone . Clay - organic soil 7 S:r?dse sand to gravelly PrOJect ID: 21568
. . Located By:  Pagani GPS Cone Area: 10 cm? Depth: 6.02m
Location: Kerikeri Land D | t Pl Revi High cone resistance ) , %1 Clays: clay to silty clay 8 | stiff sand to clayey sand
- Kerikeri Lana Development Flan ~eview Location: Sleeve Area: 150 cm Sitmixuros:dayey st & 9| sy amo-granes Sheet: 10f1
Area Ratio:  0.78 ey Date: 06/04/2022
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Cone Penetration Test (CPTu) Log

Test ID:

CPT-03

Cone resistance, qc (MPa) Inclination (°)
= Pore Pressure (u2), kPa
3 - o o © < < © o Friction ratio, Rf (%) SBT SBT Description _
s Sleeve friction, fs (kPa) N/ =Water level O = Dissipation test Penetration speed (cm/s) (filtered) 3
% g g g g 8 o o o o o o o -
a < g < 5 R °c T 8§ 8 §F 8 F 3 - N o © z 2 N S x
Clays: clay to silty clay
Clays: clay to silty clay
. <
GWL measured 1.22m Silt mixtures: clayey silt & silty clay
T Clays: clay to silty clay
2 ] Clays: clay to silty clay o
Silt mixtures: clayey silt & silty clay
? Silt mixtures: clayey silt & silty clay
] e —— — Sand mixtures: silty sand to sandy silt
3 Silt mixtures: clayey silt & silty clay ®
Silt mixtures: clayey silt & silty clay
Silt mixtures: clayey silt & silty clay
4 Clays: clay to silty clay -
Clays: clay to silty clay
4 ¥
i Clays: clay to silty clay r
Clays: clay to silty clay
- Silt mixtures: clayey silt & silty clay -
? Sand mixtures: silty sand to sandy silt
Clays: clay to silty clay
5 ©
] Clays: clay to silty clay [
[E————
b C,——s Silt mixtures: clayey silt & silty clay u
e—— [
6 Silt mixtures: clayey silt & silty clay ©
é Sand mixtures: silty sand to sandy silt
\
< Silt mixtures: clayey silt & silty clay
i ‘% = |
‘g_"f Silt mixtures: clayey silt & silty clay
K Sand mixtures: silty sand to sandy silt ~
7 ] —— "
1EOH: 7.04m
8 ] [
9 [ @
10 ] [
Client: LDE Land Development & Engineering Remarks: Northing: 6101938mN Operator: JC Soil Behaviour Type - Robertson 1986 Test ID:
Ground wat_er level located at 122m Easting: 1685123mE ng Pagani TG63-150 RY Undefined 5 Sand mixtures: silty sand C PT_03
; . i . Test according to ISO 22476-1:12 System: NZTM Cone ID: MKs651 to sandy silt
Project:  Geotechnical Investigation __y o : ) (| sensiive fe-grained | | Sand: cean sands to -
Termination Reason: ElevauonB. _ Sroum'jGPS '(I;ype.A _ ?gmp.z piezo cone . Clay - organic soil 7 | Dense sand to gravely :mjte:.t D:
L tion: . . . ngh cone resistance ocated y: agani one Area: cm )| Clays: clay to silty clay 8 | stiff sand to clayey sand epth:
ocation: Kerikeri Land Development Plan Review Location: Sleeve Area: 150 cm? Silt mixtures: clayey silt & Sheet:
. ity clay . Q | stiff fine-grained
Area Ratio: 0.78 Date:




Generated with CORE-GS by Geroc - CPT Combined A3 v1 - 22/04/2022 9:27:48 am

Cone Penetration Test (CPTu) Parameter Log

Test ID:

CPT-03

e Undrained shear strength, su (kPa) Nkt=15 Friction Angle (°)
§, Normalised cone resistance, Qt 3 § E § § 2 B < H] 3 Soil Behaviour Type Index, Ic SBTn SBTh Description .
s Sensitivity SPT N60 (blows/300mm) (filtered) 3
Qo o =3 o o o =) o
2 o e 2 IS & I o - o~ ™ < [t} = 5 =1 = 3 - o~ < o) o~ < © © =
=] . \ \ ) ) ! \ 4
~ > Clays: clay to silty clay
Clays: clay to silty clay
. <
~ . ) ) .
< — . Silt mixtures: clayey silt & silty clay
7 Q\{ Clays: clay to silty clay
b
2] (g g Clays: clay to silty clay o
Silt mixtures: clayey silt & silty clay
: — n Silt mixtures: clayey silt & silty clay
_ — e Sand mixtures: silty sand to sandy silt
/
Eeil —— |
3 g} <C' Silt mixtures: clayey silt & silty clay Mo
— - S?It m?xtures: clayey s?lt & s?lty clay
Silt mixtures: clayey silt & silty clay
4 %—/ = Clays: clay to silty clay L
Clays: clay to silty clay
4 ¥
i = Clays: clay to silty clay r
- Clays: clay to silty clay
- Silt mixtures: clayey silt & silty clay -
Sand mixtures: silty sand to sandy silt
Clays: clay to silty clay
5 ©
] Clays: clay to silty clay [
= = rm—— Silt mixtures: clayey silt & silty clay -
§<_’_'<_’
6] - - Silt mixtures: clayey silt & silty clay [ o
- 496>> Sand mixtures: silty sand to sandy silt
Silt mixtures: clayey silt & silty clay
Silt mixtures: clayey silt & silty clay
7] —_ Sand mixtures: silty sand to sandy silt e
1EOH: 7.04m
8 | [
9 [ @
10 ] [
Client: LDE Land Development & Engineering Remarks: Northing: 6101938mN Operator: JC Soil Behaviour Type - Robertson 1986 Test ID:
Ground water level located at 1.22m Easting: 1685123mE Rig: Pagani TG63-150 o [ 5 | Sand mixtures: sty sand CPT-03
. . . . Test according to ISO 22476-1:12 System: NZTM Cone ID: MKs651 to sandy silt
Project:  Geotechnical Investigation y : : ) L[| sensitve ne-grainea [ 6 | Sands: cloan sands o
. Elevation: Ground Type: Comp. piezo cone ) Dense sand to gravell Project ID: 21568
Termination Reason: Located By:  Pagani GPS Cone Area: 10 cm? | e A e 7.04m
. . : n : : .
Location: . . . H|gh cone resistance oca e Yy agani %1 | Clays: clay to silty clay 8 | stiff sand to clayey sand P
¢ Kerikeri Land Development Plan Review Location: Sleeve Area: 150 cm? Sitmixuros:dayey st & 9| sy amo-granes Sheet: 1 of 1
Area Ratio:  0.78 sty ciay Date: 06/04/2022




Generated with CORE-GS by Geroc - CPT Combined A3 v1 - 22/04/2022 9:27:50 am

Cone Penetration Test (CPTu) Log

Test ID:

CPT-04

Cone resistance, qc (MPa) P P (u2), kP Inclination (°)
= ore Pressure (u2), kPa
£ < © o © ] - © o Friction ratio, Rf (%) SBT SBT Description _
'§_ Sleeve friction, fs (kPa) N = Water level © = Dissipation test Penetration speed (cm/s) (filtered) 3
o o o o [=] o (=] o (=] o o o
8 =] S 8 =3 8 g % % [~ $ g $ - ~ ) [t} = © o~ ~ © © E'
4 ; ; ; Clays: clay to silty clay [
Clay - organic soil
1] — [~
51 E é Clays: clay to silty clay o
3] E i 7 [ @
— Clays: clay to silty clay
— Clays: clay to silty clay
4] — [y
— =3
JEOH: 4.17m
5 ] [w
6] [
7] [~
o [ @
. [ @
10] [2
Client: LDE Land Development & Engineering Remarks: Northing: 6102162mN Operator: JC Soil Behaviour Type - Robertson 1986 Test ID:
Ground water level located at surface Easting: 1684996mE ng Pagani TG63-150 Sand mixtures: silty sand
. Test according to ISO 22476-1:12 System: NZTM Cone ID: MKs651 o Undefined 5 | 1o sandy sit C PT-04
Project:  Geotechnical Investigation y : : ) (| sensiive fe-grained | | Sand: cean sands to
Termination Reason: Elevation: Ground Type: Comp. piezo cone 1 clay - organic son =] Donse sand o ravely Project ID: 21568
) ) ) Located By:  Pagani GPS Cone Area: 10 cm? _ sand Depth: 4.17m
: . . . . ngh cone resistance %1 Clays: clay to silty clay 8 | stiff sand to clayey sand
Location: Kerikeri Land Development Plan Review Location: Sleeve Area: 150 cm? . Sit e ooy 5 [ ] st e garcs Sheet: 1 of 1
Area Ratio:  0.78 ey Date: 06/04/2022




Generated with CORE-GS by Geroc - CPT Combined A3 v1 - 22/04/2022 9:27:50 am

Cone Penetration Test (CPTu) Parameter Log

Test ID:

CPT-04

Undrained shear strength, su (kPa) Nkt=15

Friction Angle (°)

é Normalised cone resistance, Qt 2 § g § § 8 3 g < B3 Soil Behaviour Type Index, Ic SBTn SBTn Description -
s Sensitivity SPT N60 (blows/300mm) (filtered) 3
o) 2 8 8 g 2 8 2 ° o ° o o =
a : < < (?j (?l c:) (:) ~ o~ ] <~ [l = I 3 I B ~ N < L] o~ ~ © © ¥
J— = 1 |
786>> ——
721>>
i 4 Clays: clay to silty clay
Clay - organic soil
1 -
2 ] Clays: clay to silty clay o
—_—
3] [
Clays: clay to silty clay
Clays: clay to silty clay
4] [ <
—_— | — : e
1EOH: 4.17m
5] 0
6 ] Q
7 N
8 ] [ ®
9] [
10 ] L2
Client: LDE Land Development & Engineering Remarks: Northing: 6102162mN Operator: JC Soil Behaviour Type - Robertson 1986 Test ID:
Ground water level located at surface Easting: 1684996mE Rig: Pagani TG63-150 Sand mixtures: silty sand
_ . o Test according to ISO 22476-1:12 System: NZTM Cone ID: MKs651 0 R 5 | tosany si CPT-04
Project:  Geotechnical Investigation y : : ) L[| sensitve ne-grainea [ 6 | Sands: cloan sands o
. Elevation: Ground Type: Comp. piezo cone ) Dense sand to gravell Project ID: 21568
Termination Reason: | 72| cray - organic soi 7 gravely
) ) Located By:  Pagani GPS Cone Area: 10 cm? sand Depth: 4.17m
L ti . . . . ngh cone resistance %1 | Clays: clay to silty clay 8 | stiff sand to clayey sand
ocation: Kerikeri Land Development Plan Review Location: Sleeve Area: 150 cm? Sitmixuros:dayey st & 9| sy amo-granes Sheet: 1 of 1
Area Ratio:  0.78 sty ciay Date: 06/04/2022
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Cone Penetration Test (CPTu) Log

Test ID:

CPT-05

Cone resistance, qc (MPa) Inclination (°)
E Pore Pressure (u2), kPa L .
= < © g e & N @ & Friction ratio, Rf (%) SBT SBT Description -
g Sleeve friction, fs (kPa) N/ =Water level O = Dissipation test Penetration speed (cm/s) (filtered) 3
8 ? g % ? 3 ‘ID § § § § § % § % - ~ ) [t} = © o~ ~ © © E'
T S Sand mixtures: silty sand to sandy silt
7] Silt mixtures: clayey silt & silty clay
=
1 Silt mixtures: clayey silt & silty clay -
Silt mixtures: clayey silt & silty clay
4 Clays: clay to silty clay
Clays: clay to silty clay

2 —_— J‘ o

{EOH: 2.05m
3] [
4] [ <
5 ] 19
6 | ©
7 N
8 ] [ ®
9 ] [
10 ] [

emarks: orthing: m perator: i viour Type - :
and Developmen ngineering [R k Northing 6102327mN (o) t JC Soil Behaviour Type - Robertson 1986 | Test ID
Collapse of hole at 1.89m prevented measurement of ground  |Easting: 1685267mE Rig: Pagani TG63-150 o [ 5| Sand mixtures: sity sand C PT 05
: _ water. System: NZTM Cone ID: MKs651 e fo sanay it -
Geotechnical Investigation Test according to 1SO 22476-1:12 o ) ) [ sensiive fno-grainea [ 6 | Sands: coan sands to _
Termination Reason: Elevation: Ground Type: Comp. piezo cone . Clay- organic soi 77| Dense sand to gravelly Project ID: 21568
) ) ) Located By:  Pagani GPS Cone Area: 10 cm? _ sand Depth: 2.05m
. . . ngh cone resistance %1 | Clays: clay to silty clay 8 | stiff sand to clayey sand
Kerikeri Land Development Plan Review Location: Sleeve Area: 150 cm? Sitmixuros:dayey st & 9| sy amo-granes Sheet: 1 of 1
Area Ratio:  0.78 sty ciay Date: 06/04/2022
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Cone Penetration Test (CPTu) Parameter Log Test ID: CPT-05
e Undrained shear strength, su (kPa) Nkt=15 Friction Angle (°)
§, Normalised cone resistance, Qt 3 § § § § 3 B < H] 3 Soil Behaviour Type Index, Ic SBTn SBTh Description .
s Sensitivity SPT N60 (blows/300mm) (filtered) 3
& 8 8 8 8 2 8 8 o o o o - o
a L? = - S N ® © - o~ ™ <~ [} =4 IS = < 3 - ~ < [t} o~ < © © x
907 . . .
1038>> S Sand mixtures: silty sand to sandy silt
- 547>> F
623>> Silt mixtures: clayey silt & silty clay
1 Silt mixtures: clayey silt & silty clay -
Silt mixtures: clayey silt & silty clay
1 Clays: clay to silty clay [
Clays: clay to silty clay
2 832» \ L
{EOH: 2.05m
3] [
4 ] ¥
5 ] [ @
6 ] [©
7] [~
8 | [ ®
9 | [
10 ] L2
Client: LDE Land Development & Engineering Remarks: Northing: 6102327mN Operator: JC Soil Behaviour Type - Robertson 1986 Test ID:
Collapse of hole at 1.89m prevented measurement of ground  |Easting: 1685267mE Rig: Pagani TG63-150 Undefined Sand mixtures: silty sand C PT 05
0] 5 -
ject: i iqati water. System: NZTM Cone ID: MKs651 syt
Project:  Geotechnical Investigation Test according to 1SO 22476-1:12 ) [ sensiive fno-grainea [ 6 | Sands: coan sands to
. Elevation: Ground Type: Comp. piezo cone ) Dense sand to gravelly Project ID: 21568
Termination Reason: Clay - organic soil 7 | song
Located By:  Pagani GPS Cone Area: 10 cm? Depth: 2.05m
L ti . . . . ngh cone resistance y: 9 ' %1 | Clays: clay to silty clay 8 | stiff sand to clayey sand ) )
ocation: Kerikeri Land Development Plan Review Location: Sleeve Area: 150 cm? Sitmixuros:dayey st & 9| sy amo-granes Sheet: 1 of 1
Area Ratio:  0.78 sty ciay Date: 06/04/2022
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Cone Penetration Test (CPTu) Log

Test ID:

CPT-06

Depth (m)

4

Cone resistance, qc (MPa)

N

16

20

100

200

Sleeve friction, fs (kPa)
o

=3
@

400

500

Pore Pressure (u2), kPa

Inclination (°)

< @© o

X = Water level QO = Dissipation test

o o o
o IS] IS IS]
T Q <

400
0
Leo
0

800

Penetration speed (cm/s)

Friction ratio, Rf (%)

SBT

SBT Description
(filtered)

RL (m)

4

GWL measured 1.07m

R e

i
=
$
s

=
4

U

Ml

r—

{
i
f
:
E
|
:
%
g

Clays: clay to silty clay

Clays: clay to silty clay

Clay - organic soil

Clays: clay to silty clay

Clays: clay to silty clay
Silt mixtures: clayey silt & silty clay

Clays: clay to silty clay

Clays: clay to silty clay

Clays: clay to silty clay

Clays: clay to silty clay
Clay - organic soil

Clays: clay to silty clay

Clays: clay to silty clay

Clay - organic soil

Clays: clay to silty clay

Clays: clay to silty clay
Clays: clay to silty clay

Clay - organic soil

Clay - organic soil

Clays: clay to silty clay

Clays: clay to silty clay

Clays: clay to silty clay
Silt mixtures: clayey silt & silty clay
Silt mixtures: clayey silt & silty clay

Silt mixtures: clayey silt & silty clay

Sand mixtures: silty sand to sandy silt

-8

JEOH: 9.48m

-10

Client:

Project:

Location:

LDE Land Development & Engineering

Geotechnical Investigation

Kerikeri Land Development Plan Review

Remarks:

Ground water level located at 1.07m
Test according to ISO 22476-1:12

6102020mN
1684838mE
NZTM

Northing:
Easting:
System:

Termination Reason:
High cone resistance

Ground
Pagani GPS

Elevation:
Located By:
Location:

Operator:
Rig:

Cone ID:
Type:
Cone Area:

Area Ratio:

Sleeve Area:

JC

Pagani TG63-150
MKs651

Comp. piezo cone
10 cm?

150 cm?

0.78

Soil Behaviour Type - R

Undefined

Sensitive fine-grained

N = O

Clays: clay to silty clay

Silt mixtures: clayey silt &
silty clay

5
6
Clay - organic soil 7
8
9

obertson 1986 Test ID:

CPT-06

Sand mixtures: silty sand
to sandy silt
Sands: clean sands to

silty sands
Dense sand to gravelly
sand

21568
9.48m
10f1
07/04/2022

Project ID:
Depth:
Sheet:
Date:

Stiff sand to clayey sand

Stiff fine-grained
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Cone Penetration Test (CPTu) Parameter Log

Test ID:

CPT-06

Undrained shear strength, su (kPa) Nkt=15

Friction Angle (°)

£ Normalised cone resistance, Qt 3 8 2 g 2 & @ 5 < 3 Soil Behaviour Type Index, Ic SBTn SBTn Description .
s Sensitivity SPT N60 (blows/300mm) (filtered) 3
) 2 8 8 g 2 8 2 ° o ° o o =
a ~ ~ 1Y N @ ™ - N ™ < o] = I 3 I 3 ~ o~ ™ < e} o~ < © © x
L = -~
] o — s
1 / g : Clays: clay to silty clay
1] /"/ /‘/ B | B
. rg e
7 - é Clays: clay to silty clay
2] ; % Clay - organic soil o
] = f :
] <} Clays: clay to silty clay
- - ~
-
] > —3
] Clays: clay to silty clay
3] — < -— = [
] ) F J 4\ Silt mixtures: clayey silt & silty clay
1 < C % 7 Clays: clay to silty clay
] = L > <
| Clays: clay to silty clay
4] R
1 (S — — —
] C i i ? Clays: clay to silty clay
T — | .
E Clays: clay to silty clay
a . Clay - organic soil
——— —
] —— Clays: clay to silty clay
| — P 5
5 ©
] _r Clays: clay to silty clay
] >=— Clay - organic soil
— I
| é I Clays: clay to silty clay
] — |
6 | | ©
1 k — <g'> _ Clays: clay to silty clay
\% Clays: clay to silty clay
Clay - organic soil
7 — Clay - organic soil ~
=~ = -
/,_2 l
4 { : Clays: clay to silty clay
; s B
. < | Clays: clay to silty clay F oo
—
Z\ < L i; Clays: clay to silty clay
3 : . o
4 ; [ e b Silt mixtures: clayey silt & silty clay
< 5
{ { I: Silt mixtures: clayey silt & silty clay
9] — — c [
- ~— —_— ~ N Silt mixtures: clayey silt & silty clay
% < . . I? N
] - Sand mixtures: silty sand to sandy silt
|ECH: 9.48m
10] [
Client: LDE Land Development & Engineering Remarks: Northing: 6102020mN Operator: JC Soil Behaviour Type - Robertson 1986 Test ID:
Ground water level located at 1.07m Easting: 1684838mE Rig: Pagani TG63-150 o [ 5| Sand mixtures: sity sand CPT 06
. . . Test according to ISO 22476-1:12 System: NZTM Cone ID: MKs651 ndefine to sandy sit -
Project:  Geotechnical Investigation : : ) (| sensiive fe-grained | | Sand: cean sands to
. Elevation: Ground Type: Comp. piezo cone o Dense sand to gravelly Project ID: 21568
Termination Reason: L Bv: = i GPS c Area: 10 cm? 2y Cley-crganic so 7| sana Depth: 9.48
L ti . . . . H Igh cone resistance ocated y: agani one Area: cm %1 Clays: clay to silty clay 8 | stiff sand to clayey sand epth: -4om
ocation: Kerikeri Land Development Plan Review Location: Sleeve Area: 150 cm? Sit mixures: dayey st & [ g | sy fne-grained Sheet: 10of 1
Area Ratio:  0.78 sy clay Date: 07/04/2022
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Cone Penetration Test (CPTu) Log Test ID: CPT-07
Cone resistance, qc (MPa) Inclination (°)
= Pore Pressure (u2), kPa
3 - o o © < < © o Friction ratio, Rf (%) SBT SBT Description _
'§_ Sleeve friction, fs (kPa) N/ =Water level O = Dissipation test Penetration speed (cm/s) (filtered) 3
@ 8 ] = 3 8 g8 8 8 8 g8 8 8 8 - ~ o © S © « v o a
[=] " g < T 2 < q i i © < T ?Q < < 14
i B Silt mixtures: clayey silt & silty clay
1] [
A ’
GWL measured 1.09m — Clays: clay to silty clay
2 | [«
Clays: clay to silty clay
Clay - organic soil
4 Clays: clay to silty clay -
Clay - organic soil -
3 = L
]
Clays: clay to silty clay
] Clays: clay to silty clay [
4 Clays: clay to silty clay [y
% Sand mixtures: silty sand to sandy silt
{
—_— Sands: clean sands to silty sands
5] Sand mixtures: silty sand to sandy silt [ @
f Sands: clean sands to silty sands
é’f’ Sand mixtures: silty sand to sandy silt
E— — ; Sand mixtures: silty sand to sandy silt
Sand mixtures: silty sand to sandy silt ©
6 %— Sand mixtures: silty sand to sandy silt =
— e — ?— Sands: cl ds t it d
ands: clean sands to silty sands
] — % —5 Sand mixtures: silty sand to sandy silt i
1EOH: 6.73m
7 ] I~
8 ] [ ®
9 ] [
10 ] L2
Client: LDE Land Development & Engineering Remarks: Northing: 6101987mN Operator: JC Soil Behaviour Type - Robertson 1986 Test ID:
Ground water level located at 1.09m Easting: 1684645mE Rig: Pagani TG63-150 Sand mixtures: silty sand
. . L Test according to ISO 22476-1:12 System: NZTM Cone ID: MKs651 0 R 5 | tosany si CPT-07
Project:  Geotechnical Investigation __y o : ) (| sensiive fe-grained | | Sand: cean sands to -
Termination Reason: Elevation: Ground Type Comp piezo cone . Clay - organic soil 7 Eae:dse sand to gravelly PrOJect ID: 21568
. H . 2 .
L ti . i i i ngh cone resistance Located By Pagam GPS cone Area. 10 cm 3 Clays: clay to silty clay 8 | stiff sand to clayey sand Depth 673m
ocation: Kerikeri Land Development Plan Review Location: Sleeve Area: 150 cm? sit mixures: dayey st & |9 | sy ne-grained Sheet: 10of 1
. 11T Tine-graill
Area Ratio:  0.78 sy clay Date: 07/04/2022
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Cone Penetration Test (CPTu) Parameter Log Test ID: CPT-07
e Undrained shear strength, su (kPa) Nkt=15 Friction Angle (°)
é Normalised cone resistance, Qt 2 § g § § 8 3 g < B3 Soil Behaviour Type Index, Ic SBTn SBTn Description -
s Sensitivity SPT N60 (blows/300mm) (filtered) 3
Qo o =3 o o o =) o 3
8 o e 2 IS & I o - o~ ™ < [t} = 5 =1 = 3 - o~ ® < o) o~ < © © x
[— —_—
n \ Silt mixtures: clayey silt & silty clay
i K |
] Clays: clay to silty clay
2] = &
] = Clays: clay to silty clay
] - Clay - organic soil
] = Clays: clay to silty clay
] ~
5] = Clay - organic soil o
] — Clays: clay to silty clay
_ |
] g = Clays: clay to silty clay [
4 ] g Clays: clay to silty clay <
. [ o
1 —_— 1 Sand mixtures: silty sand to sandy silt
] | —
| = T > -
1 Sands: clean sands to silty sands
5] g Sand mixtures: silty sand to sandy silt [ @
i Sands: clean sands to silty sands
';\ Sand mixtures: silty sand to sandy silt
— Sand mixtures: silty sand to sandy silt
é Sand mixtures: silty sand to sandy silt ©
6 — Sand mixtures: silty sand to sandy silt =
843>> Sands: clean sands to silty sands
— 851>>
] = E E Sand mixtures: silty sand to sandy silt [
—
1EOH: 6.73m
7 ] I~
8 ] [ ®
9 ] [
10 ] L2
Client: LDE Land Development & Engineering Remarks: Northing: 6101987mN Operator: JC Soil Behaviour Type - Robertson 1986 Test ID:
Ground water level located at 1.09m Easting: 1684645mE Rig: Pagani TG63-150 Sand mixtures: silty sand
_ . L Test according to ISO 22476-1:12 System: NZTM Cone ID: MKs651 0 R 5 | tosany si CPT-07
Project:  Geotechnical Investigation __y o : ) (| sensiive fe-grained | | Sand: cean sands to -
Termination Reason: Elevation: Ground Type: Comp piezo cone . Clay - organic soil 7 S::dse sand to gravelly PrOJect ID: 21568
. . Located By:  Pagani GPS Cone Area: 10 cm? Depth: 6.73m
Location: Kerikeri Land D | t Pl Revi High cone resistance ) , %1 Clays: clay to silty clay 8 | stiff sand to clayey sand
: erikeri Lan evelopment Flan Review Location: Sleeve Area: 150 cm Sitmistures: dayey sit& |9 | sy fne-grained Sheet: 10f1
Area Ratio:  0.78 sy clay Date: 07/04/2022
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Cone Penetration Test (CPTu) Log

Test ID:

CPT-08

Cone resistance, qc (MPa)

Pore Pressure (u2), kPa

Inclination (°)

3 - o o © Q < © o Friction ratio, Rf (%) SBT SBT Description _
s Sleeve friction, fs (kPa) N/ = Water level O = Dissipation test Penetration speed (cm/s) (filtered) 3
% g g 8 8 8 o o o o o o o o -
a = & & < 3 ° e & 3 < 3 3 IS 3 - ~ © © e 2 ~ ~ © @ x
] <7 ﬁi <‘} § Clays: clay to silty clay
] GWL measured 0.79m
15K N / ; e
1 Clays: clay to silty clay
| Clays: clay to silty clay
2 ] [
| Clays: clay to silty clay
] Clay - organic soil L
] Clays: clay to silty clay
3 [«
] Clays: clay to silty clay
4 ¥
JEOH: 4.67m
5 ] [w
6 [©
7 [~
8 [ ®
9 <@
10] [2

Client:

Project:

Location:

Geotechnical Investigation

LDE Land Development & Engineering

Kerikeri Land Development Plan Review

Remarks:

Ground water level located at 0.79m
Test according to ISO 22476-1:12

Operator:
Rig:

Termination Reason:
High cone resistance

Northing: 6101910mN
Easting: 1684345mE
System: NZTM
Elevation: Ground
Located By: Pagani GPS
Location:

Cone ID:
Type:
Cone Area:

Area Ratio:

Sleeve Area:

JC

Pagani TG63-150
MKs651

Comp. piezo cone
10 cm?

150 cm?

0.78

Undefined
Sensitive fine-grained
Clay - organic soil

Clays: clay to silty clay

0
1
2
3
. Silt mixtures: clayey silt &

silty clay

Soil Behaviour Type - Robertson 1986

[(e No ol IN] el é)]

Test ID:

Sand mixtures: silty sand
to sandy silt

CPT-08

Sands: clean sands to
silty sands

Dense sand to gravelly
sand

Stiff sand to clayey sand

Stiff fine-grained

Project ID: 21568
Depth: 4.67m
Sheet: 10of1

Date: 07/04/2022
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Cone Penetration Test (CPTu) Parameter Log Test ID: CPT-08
e Undrained shear strength, su (kPa) Nkt=15 Friction Angle (°)
é Normalised cone resistance, Qt 2 § g § § 8 3 g < B3 Soil Behaviour Type Index, Ic SBTn SBTn Description -
s Sensitivity SPT N60 (blows/300mm) (filtered) 3
& 3 8 2 g g g 2 o o ° ° o =
a Lf’ = - S N ® © - o~ ™ <~ [} =4 IS = < 3 - ~ < [t} o~ < © © x
[— L
o] D)
/ /V Clays: clay to silty clay
1] ~ \s A
Clays: clay to silty cla
s 4 Y y y clay
Clays: clay to silty clay
2 | 2 o
i Clays: clay to silty clay
4 — Clay - organic soil
= Clays: clay to silty clay
3] [
Clays: clay to silty clay
4] [ <
=
i .
JEOH: 4.67m
5] 0
6 ] Q
7 N
8 ] [ ®
9] [
10 ] L2
Client: LDE Land Development & Engineering Remarks: Northing: 6101910mN Operator: JC Soil Behaviour Type - Robertson 1986 Test ID:
Ground water level located at 0.79m Easting: 1684345mE Rig: Pagani TG63-150 o [ 5| Sand mixtures: sity sand CPT 08
. ) o Test according to 1ISO 22476-1:12 . . naeine to sandy sil -
Project:  Geotechnical Investigation System: NZTM Cone ID: MKs651 | senstve tne-granea [ 6 | Sands: deansandso
. Elevation: Ground Type: Comp. piezo cone o Dense sand to gravelly Project ID:
Termination Reason: ; . Clay - organic soil 7| oo
. . Located By:  Pagani GPS Cone Area: 10 cm? ) ) Depth:
L ti . . . . ngh cone resistance . %1 | Clays: clay to silty clay 8 | stiff sand to clayey sand
ocation: Kerikeri Land Development Plan Review Location: Sleeve Area: 150 cm? Silt mixtures: ciayey st & _ _ Sheet:
. ity clay Q | stiff fine-grained i
Area Ratio: 0.78 Date:
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Cone Penetration Test (CPTu) Log

Test ID:

CPT-09

Cone resistance, qc (MPa)

Inclination (°)

'E Pore Pressure (u2), kPa L )

= < © o e & < © g Friction ratio, Rf (%) SBT SBT Description -
'§_ Sleeve friction, fs (kPa) N/ = Water level O = Dissipation test Penetration speed (cm/s) (filtered) 3
@ S 8 8 8 g - 8 8 8 8 8 8 8 8 ~ - o ° © « o+ o 2
o 5 g i 3 o . v 8§ 8 3 8 8 & 8 N T i x

) Sand mixtures: silty sand to sandy silt
1 A
H hY C \ Ny
GWL measured 1.07m
- ; ; Clays: clay to silty clay

2] o

=

3] @
) Clays: clay to silty clay
>
-]
4&.
4] — P R
t_?— Clays: clay to silty clay
1EOH: 4.63m
5] ©
6] ©
S [~
o ] [
o ] [
10] [2

Client:

Project:

Location:

Geotechnical Investigation

LDE Land Development & Engineering

Kerikeri Land Development Plan Review

Remarks:

Ground water level located at 1.07m
Test according to ISO 22476-1:12

Termination Reason:
High cone resistance

Northing: 6101793mN
Easting: 1684161mE
System: NZTM
Elevation: Ground
Located By: Pagani GPS
Location:

Operator:
Rig:

Cone ID:
Type:
Cone Area:

Area Ratio:

Sleeve Area:

JC

Pagani TG63-150
MKs651

Comp. piezo cone
10 cm?

150 cm?

0.78

0
1
2
3
L]

Undefined
Sensitive fine-grained
Clay - organic soil

Clays: clay to silty clay

Silt mixtures: clayey silt &
silty clay

[(e No ol IN] el é)]

Soil Behaviour Type - Robertson 1986

Sand mixtures: silty sand
to sandy silt

Sands: clean sands to
silty sands

Dense sand to gravelly
sand

Stiff sand to clayey sand

Stiff fine-grained

Test ID:

Project ID: 21568
Depth: 4.63m
Sheet: 10of1

Date: 07/04/2022




Generated with CORE-GS by Geroc - CPT Combined A3 v1 - 22/04/2022 9:27:59 am

Cone Penetration Test (CPTu) Parameter Log

Test ID:

CPT-09

e Undrained shear strength, su (kPa) Nkt=15 Friction Angle (°)
§, Normalised cone resistance, Qt 3 § E § § 2 B < H] 3 Soil Behaviour Type Index, Ic SBTn SBTh Description .
s Sensitivity SPT N60 (blows/300mm) (filtered) 3
Qo o =3 o o o =) o 3
8 o e 2 IS & I o - o~ ™ < [t} = 5 =1 = 3 o~ < o) o~ < © © x
L - 2 — ~—
1 oIl [
631>> Sand mixtures: silty sand to sandy silt
. <
4 Clays: clay to silty clay
2 o
3] = o
Clays: clay to silty clay
4] [ <
Clays: clay to silty clay
_— ,
1 [y
1EOH: 4.63m
5 ] ©
6 ] ©
7 N
8 ] [ ®
9 | [
10 ] L2
Client: LDE Land Development & Engineering Remarks: Northing: 6101793mN Operator: JC Soil Behaviour Type - Robertson 1986 Test ID:
Ground water level located at 1.07m Easting: 1684161mE Rig: Pagani TG63-150 Sand mixtures: silty sand
. ) o Test according to 1SO 22476-1:12 System: NZTM Cone ID: MKs651 o Undefined 5|0 sandy sit CPT-09
Project:  Geotechnical Investigation : : ) L[| sensitve ne-grainea [ 6 | Sands: cloan sands o
. Elevation: Ground Type: Comp. piezo cone ) Dense sand to gravelly Project ID: 21568
Termination Reason: Clay - organic soil 7
Located By:  Pagani GPS Cone Area: 10 cm? san Depth: 4.63m
L tion: . . . ngh cone resistance ocate y: agani ' %1 | Clays: clay to silty clay 8 | stiff sand to clayey sand pth: )
ocation: Kerikeri Land Development Plan Review Location: Sleeve Area: 150 cm? sit mixures: dayey st & |9 | sy ne-grained Sheet: 10of 1
Area Ratio:  0.78 sity clay Date: 07/04/2022
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Cone Penetration Test (CPTu) Log

Test ID:

CPT-10

Cone resistance, qc (MPa) Inclination (°)
= Pore Pressure (u2), kPa
£ - ® o e g - © o Friction ratio, Rf (%) SBT SBT Description _
'§_ Sleeve friction, fs (kPa) N/ =Water level O = Dissipation test Penetration speed (cm/s) (filtered) 3
8 S g %. ? 3 o § § § § % § % - ~ ) [t} = © o~ ~ © © E'
Silt mixtures: clayey silt & silty clay
4 § Clays: clay to silty clay
1 Clay - organic soil -
= Clays: clay to silty clay
E ——
Clay - organic soil
—— Clay - organic soil
2 y——— . . o
b Clay - organic soil
g Clays: clay to silty clay
Clay - organic soil
3 - e
7 Clay - organic soil
EOH: 3.36m
4] [ <
5 ] 19
6] ©
7 N
8 ] [ ®
9 ] [
10 ] [2
Client: LDE Land Development & Engineering Remarks: Northing: 6101643mN Operator: JC Soil Behaviour Type - Robertson 1986 Test ID:
Collapse of hole at surface prevented measurement of ground |Easting: 1684013mE Rig: Pagani TG63-150 o [ 5| Sand mixures: sity sand C PT'1 0
loct: : I water. System: NZTM Cone ID: MKs651 e andst
Project:  Geotechnical Investigation Test according to 1SO 22476-1:12 ) (| sensiive fe-grained | | Sand: cean sands to
. Elevation: Ground Type: Comp. piezo cone o Dense sand to gravell Project ID: 21568
Termination Reason: . Clay - organic soil 7| sand gavey
. . Located By:  Pagani GPS Cone Area: 10 cm? ) ) Depth: 3.36m
L ti . . . . ngh cone resistance . %1 | Clays: clay to silty clay 8 | stiff sand to clayey sand
ocation: Kerikeri Land Development Plan Review Location: Sleeve Area: 150 cm? sit mixures: dayey st & |9 | sy ne-grained Sheet: 10of 1
Area Ratio:  0.78 sy clay Date: 07/04/2022
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Cone Penetration Test (CPTu) Parameter Log

Test ID:

CPT-10

Undrained shear strength, su (kPa) Nkt=15

Friction Angle (°)

£ Normalised cone resistance, Qt 3 8 2 g 2 & @ 5 < 3 Soil Behaviour Type Index, Ic SBTn SBTn Description .
=] Sensitivity SPT N60 (blows/300mm) (filtered) 3
g 8 8 8 g 8 8 8 - o o < o -
a ) < i (?j (?l c:) (:) -~ o~ © < '] 2 I 3 I 3 ~ o~ < e} o~ < © © x
%1'» ﬁ} Silt mixtures: clayey silt & silty clay
/
7 Clays: clay to silty clay
-4 /
1] L 5 = Clay - organic soil -
] o —— L -~ Clays: clay to silty clay
h 21175> - ——=, I ]
1 — Clay - organic soil
1 r,' f = Clay - organic soil
5 — N &
T — Clay - organic soil
| ] Clays: clay to silty clay
| Clay - organic soil
. [ @
7] Clay - organic soil
] e T >
EOH: 3.36m
4] [ <
5 | ©Q
6 | ©
7 N
8 | [
9 | [
10 ] e
Client: LDE Land Development & Engineering Remarks: Northing: 6101643mN Operator: JC Soil Behaviour Type - Robertson 1986 Test ID:
Collapse of hole at surface prevented measurement of ground |Easting: 1684013mE Rig: Pagani TG63-150 o [ 5| Sand mixures: sity sand C PT'1 0
ot : I water. System: NZTM Cone ID: MKs651 osandysit
Project:  Geotechnical Investigation Test according to 1SO 22476-1:12 ) L[| sensitve ne-grainea [ 6 | Sands: cloan sands o
. Elevation: Ground Type: Comp. piezo cone ) Dense sand to gravelly Project ID: 21568
Termination Reason: Clay - organic soil 7
Located By:  Pagani GPS Cone Area: 10 cm? sand Depth: 3.36m
L tion: . . . ngh cone resistance ocate y: agani ' %1 | Clays: clay to silty clay 8 | stiff sand to clayey sand pth: )
ocation: Kerikeri Land Development Plan Review Location: Sleeve Area: 150 cm? Sit e ooy [ cut e s Sheet: 1 of 1
Area Ratio:  0.78 sity clay Date: 07/04/2022
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Cone Penetration Test (CPTu) Log

Test ID:

CPT-11

Cone resistance, qc (MPa) Inclination (°)
'E « © ° Pore Pressure (u2), kPa « L ) o
= N © < < & o < © < Friction ratio, Rf (%) SBT SBT Description -
s Sleeve friction, fs (kPa) N/ =Water level O = Dissipation test Penetration speed (cm/s) (filtered) 3
& 3 g g = 8 S g8 8 8 g8 8 g s e w -
(=] - 39 el < n = N @ ¥ B © N s o] 2 2 ~ < © © x
—— Clay - organic soil
—_— Clays: clay to silty clay
Silt mixtures: clayey silt & silty clay
1] -
Z Clays: clay to silty clay
2] — _ri [ o
3 = [
- —
| Clays: clay to silty clay
] Clays: clay to silty clay
4 ] Clays: clay to silty clay F o
1 Silt mixtures: clayey silt & silty clay
Sand mixtures: silty sand to sandy silt
— Silt mixtures: clayey silt & silty clay
]EOH: 4.67m
5] ©
6] [
7] [~
8] ®
9] @
Client: LDE Land Development & Engineering  |Remarks: Northing: 6102215mN Operator: CK Soil Behaviour Type - Robertson 1986 Test ID:
Collapse of hole at surface prevented measurement of ground |Easting: 1684348mE Rig: Pagani TG63-150 o [ 5| Sand mixures: sity sand C PT_1 1
Proiect: . - water. System: NZTM Cone ID: MKs651 N Sani: oan sands o
roject:  Geotechnical Investigation Test according to 1SO 22476-1:12 . ) (|| sensitive fine-grained 6 | sty sands -
. Elevation: Ground Type: Comp. piezo cone o Dense sand to gravelly Project ID: 21568
Termination Reason: 22| Clay - organic soil 7| oo
. . Located By:  Pagani GPS Cone Area: 10 cm? ) ' ) Depth: 4.67m
L tion: K k . L D I PI R . H|gh cone resistance ) . %1 Clays: clay to silty clay 8 | stiff sand to clayey sand .
oca : erikeri Land Development Plan Review Location: Sleeve Area: 150 cm? . Sit mixures: clayey sit & [ g | syt fno-grained Sheet: 1 0of 1
Area Ratio: 078 sty ciay Date: 08/04/2022
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Cone Penetration Test (CPTu) Parameter Log Test ID: CPT-11
e Undrained shear strength, su (kPa) Nkt=15 Friction Angle (°)
é Normalised cone resistance, Qt 2 § g § § 8 3 g < B3 Soil Behaviour Type Index, Ic SBTn SBTn Description -
s Sensitivity SPT N60 (blows/300mm) (filtered) 3
o) 2 8 8 g 2 8 2 ° o ° o o =
a ) < < (?j (?l c:) (:) -~ o~ © < '] 2 I 3 I 3 ~ o~ < e} o~ < © © x
:1 s = i I Clay - organic soil
1322: Clays: clay to silty clay
E 598>>
486>> Silt mixtures: clayey silt & silty clay
= <
Clays: clay to silty clay [
2 o
3 —_— s L [ e
7 | =l o
—
< % Clays: clay to silty clay
] Clays: clay to silty clay
4 Clays: clay to silty clay -
Silt mixtures: clayey silt & silty clay
? Sand mixtures: silty sand to sandy silt
g H Silt mixtures: clayey silt & silty clay
]EOH: 4.67m
5 | b
6] [
7] [~
8 | @
9 | N4
Client: LDE Land Development & Engineering  |Remarks: Northing: 6102215mN Operator: CK Soil Behaviour Type - Robertson 1986 Test ID:
Collapse of hole at surface prevented measurement of ground |Easting: 1684348mE Rig: Pagani TG63-150 o [ 5| Sand mixures: sity sand C PT'1 1
ot , I water. System: NZTM Cone ID: MKs651 S cands
Project:  Geotechnical Investigation Test according to 1SO 22476-1:12 ) L[| sensitve ne-grainea [ 6 | Sands: cloan sands o
. Elevation: Ground Type: Comp. piezo cone ) Dense sand to gravelly Project ID: 21568
Termination Reason: Clay - organic soil 7
Located By:  Pagani GPS Cone Area: 10 cm? san Depth: 4.67m
L tion: . . . ngh cone resistance ocate y: agani ' %1 | Clays: clay to silty clay 8 | stiff sand to clayey sand pth: )
ocation: Kerikeri Land Development Plan Review Location: Sleeve Area: 150 cm? sit mixures: dayey st & |9 | sy ne-grained Sheet: 10of 1
Area Ratio:  0.78 ey Date: 08/04/2022
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Cone Penetration Test (CPTu) Log Test ID: CPT-12
Cone resistance, qc (MPa) Inclination (°)
'E « © ° Pore Pressure (u2), kPa « L ) o
= N © < < & o < © < Friction ratio, Rf (%) SBT SBT Description -
'..g_ Sleeve friction, fs (kPa) N/ =Water level O = Dissipation test Penetration speed (cm/s) (filtered) 3
[ 8 8 8 8 S 8 3 3 8 8 3 8 8 o 0 =
a - 139 5] =3 e} =4 ] 8 g 3 3 R 3 - o~ ™ 0 =4 iy ~ < © © x
% ? Silt mixtures: clayey silt & silty clay
1] — 3
— Clays: clay to silty clay
2 ] = [
ﬁ Silt mixtures: clayey silt & silty clay
Clays: clay to silty clay
3] [
; — Clays: clay to silty clay
] Silt mixtures: clayey silt & silty clay
S Silt mixtures: clayey silt & silty clay
4 . : [
E Clays: clay to silty clay
; - Clays: clay to silty clay
] — Clays: clay to silty clay
" = :
] Clay - organic soil
; = Clays: clay to silty clay
] Sands: clean sands to silty sands
1EOH: 5.63m
61 [©
71 [~
8] ®
9] @
Client: LDE Land Development & Engineering  |Remarks: Northing: 6102464mN Operator: CK Soil Behaviour Type - Robertson 1986 Test ID:
Collapse of hole at surface prevented measurement of ground |Easting: 1684592mE Rig: Pagani TG63-150 o [ 5| Sand mixures: sity sand C PT_1 2
Proiect: . - water. System: NZTM Cone ID: MKs651 N Sani: oan sands o
roject:  Geotechnical Investigation Test according to 1ISO 22476-1:12 ) (| sensitivefine-grained | 6 | Gy'sands
Termination Reason: Elevation: Ground Type: Comp. piezo cone 1 clay - organic son =] Donse sand o ravely Project ID: 21568
) ) ’ Located By:  Pagani GPS Cone Area: 10 cm? _ sand Depth: 5.63m
: . . . . ngh cone resistance %1 Clays: clay to silty clay 8 | stiff sand to clayey sand
Location: Kerikeri Land Development Plan Review Location: Sleeve Area: 150 cm? i Bt el ry Sheet: 10f1
Area Ratio:  0.78 ey Date: 08/04/2022
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Cone Penetration Test (CPTu) Parameter Log

Test ID:

CPT-12

Undrained shear strength, su (kPa) Nkt=15

Friction Angle (°)

é Normalised cone resistance, Qt 2 § g § § 8 3 g < B3 Soil Behaviour Type Index, Ic SBTn SBTn Description -
s Sensitivity SPT N60 (blows/300mm) (filtered) 3
Qo o =3 o o o =) o
8 o e 2 IS & I o - o~ ™ < [t} = 5 =1 = 3 - o~ < o) o~ < © © E'
T30 | -~ I . . )
01os — T Silt mixtures: clayey silt & silty clay
520>>
B 451>>
; [ :
i - Clays: clay to silty clay
2] [
Silt mixtures: clayey silt & silty clay
s
Clays: clay to silty clay
3] [«
i Clays: clay to silty clay
\l> Silt mixtures: clayey silt & silty clay
] — I . )
E Silt mixtures: clayey silt & silty clay
4 {g | Clays: clay to silty clay L~
>
S = Clays: clay to silty clay
——
= Clays: clay to silty clay
5 o b
7 Clay - organic soil
\\ é % Clays: clay to silty clay
T —_— Sands: clean sands to silty sands
1EOH: 5.63m
6] [
7] [~
8 ] @
9 &
Client: LDE Land Development & Engineering  |Remarks: Northing: 6102464mN Operator: CK Soil Behaviour Type - Robertson 1986 Test ID:
Collapse of hole at surface prevented measurement of ground |Easting: 1684592mE Rig: Pagani TG63-150 o [ 5| Sand mixtures: sity sand C PT 1 2
- i iqati water. System: NZTM Cone ID: MKs651 losanay i -
Project:  Geotechnical Investigation Test according to 1SO 22476-1:12 o ) ) L[| sensitve ne-grainea [ 6 | Sands: cloan sands o -
. Elevation: Ground Type: Comp. piezo cone ) Dense sand to gravelly Project ID: 21568
Termination Reason: . . Clay - organic soil 7 | song
. . Located By:  Pagani GPS Cone Area: 10 cm? ) ) Depth: 5.63m
: . . . . ngh cone resistance %1 | Clays: clay to silty clay 8 | stiff sand to clayey sand
Location: Kerikeri Land Development Plan Review Location: Sleeve Area: 150 cm? Sitmixuros:dayey st & 9| sy amo-granes Sheet: 1 of 1
Area Ratio:  0.78 ey Date: 08/04/2022
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Cone Penetration Test (CPTu) Log

Test ID:

CPT-13

Cone resistance, qc (MPa) Inclination (°)
= Pore Pressure (u2), kPa
£ < © o © ] - © o Friction ratio, Rf (%) SBT SBT Description _
s Sleeve friction, fs (kPa) N/ =Water level O = Dissipation test Penetration speed (cm/s) (filtered) 3
% g g g 8 8 o o o o o o o o -
a e S S S 2 ° e § 8 § 8 8 =& 8 - ~ ® © = © N~ v e x
< g Silt mixtures: clayey silt & silty clay
1] —— "
2] / e f ; _— [ o
— Clays: clay to silty clay
3] = [ e
Silt mixtures: clayey silt & silty clay
] — Clays: clay to silty clay
4 — i
Silt mixtures: clayey silt & silty clay
] —_— Silt mixtures: clayey silt & silty clay
| Sands: clean sands to silty sands
| e — Sand mixtures: silty sand to sandy silt
B Q
5 e o e}
JEOH: 5.06m
61 [©
71 [~
8] ®
9] @
Client: LDE Land Development & Engineering Remarks: Northing: 6102634mN Operator: JC Soil Behaviour Type - Robertson 1986 Test ID:
Collapse of hole at surface prevented measurement of ground |Easting: 1684856mE Rig: Pagani TG63-150 o [ 5| Sand mixtures: sity sand C PT 1 3
; , _— water. System: NZTM Cone ID: MKs651 o sandy sit -
Project:  Geotechnical Investigation Test according to 1SO 22476-1:12 o ) ) (| sensiive fe-grained | | Sand: cean sands to -
. Elevation: Ground Type: Comp. piezo cone o Dense sand to gravelly Project ID: 21568
Termination Reason: ; 22| Clay - organic soil 7| oo
. . Located By:  Pagani GPS Cone Area: 10 cm? ) ) Depth: 5.06m
: . . . . ngh cone resistance %1 Clays: clay to silty clay 8 | stiff sand to clayey sand
Location: Kerikeri Land Development Plan Review Location: Sleeve Area: 150 cm? i Bt el ry Sheet: 10f1
Area Ratio:  0.78 ey Date: 08/04/2022
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Cone Penetration Test (CPTu) Parameter Log Test ID: CPT-13
e Undrained shear strength, su (kPa) Nkt=15 Friction Angle (°)
§, Normalised cone resistance, Qt 3 § § § § 3 B < H] 3 Soil Behaviour Type Index, Ic SBTn SBTh Description .
s Sensitivity SPT N60 (blows/300mm) (filtered) 3
o) 2 8 8 g 2 8 2 ° o ° o o =
a : < < (?j (?l c:) (:) -~ o~ © < '] 2 I 3 I 3 ~ o~ < e} o~ < © © ¥
TS|
790>> \)
606>>
- 538>> < \
460>> ( Silt mixtures: clayey silt & silty clay
T -
2] [
Clays: clay to silty clay
3] [
\ Silt mixtures: clayey silt & silty clay
Clays: clay to silty clay
4] [ <
\ Silt mixtures: clayey silt & silty clay
] §‘< Silt mixtures: clayey silt & silty clay
Sands: clean sands to silty sands
= Sand mixtures: silty sand to sandy silt
5 i — w0
]EOH: 5.06m
6] [
7] [~
8 ] @
9] °.>
Client: LDE Land Development & Engineering Remarks: Northing: 6102634mN Operator: JC Soil Behaviour Type - Robertson 1986 Test ID:
Collapse of hole at surface prevented measurement of ground |Easting: 1684856mE Rig: Pagani TG63-150 o [ 5| Sand mixures: sity sand C PT'1 3
ject: i iqati water. System: NZTM Cone ID: MKs651 syt
Project:  Geotechnical Investigation Test according to 1SO 22476-1:12 ) [ sensiive fno-grainea [ 6 | Sands: coan sands to
. Elevation: Ground Type: Comp. piezo cone ) Dense sand to gravelly Project ID: 21568
Termination Reason: Clay - organic soil 7| oo
Located By:  Pagani GPS Cone Area: 10 cm? Depth: 5.06m
L ti . . . . ngh cone resistance y: 9 ' %1 | Clays: clay to silty clay 8 | stiff sand to clayey sand ) )
ocation: Kerikeri Land Development Plan Review Location: Sleeve Area: 150 cm? Sitmixuros:dayey st & 9| sy amo-granes Sheet: 1 of 1
Area Ratio:  0.78 sty ciay Date: 08/04/2022
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Cone Penetration Test (CPTu) Log Test ID: CPT-14
Cone resistance, qc (MPa) Inclination (°)
= Pore Pressure (u2), kPa L X
E ~ © o e & < © g Friction ratio, Rf (%) SBT SBT Description -
=] Sleeve friction, fs (kPa) N\ =Water level O = Dissipation test Penetration speed (cm/s) (filtered) 3
8 g g g g g s 8 S 8 8 8 8 e m =
a < g Z T 2 S T g I 95 3 £ B o S I 4 x
Silt mixtures: clayey silt & silty clay
1 = <
= Clays: clay to silty clay
2 ] Silt mixtures: clayey silt & silty clay o
| . .
] GWL measured 2.45m § Clays: clay to silty clay
3] Silt mixtures: clayey silt & silty clay L
— % Clays: clay to silty clay
4 f) Sand mixtures: silty sand to sandy silt L
(”: (—’) = Silt mixtures: clayey silt & silty clay
m— Sand mixtures: silty sand to sandy silt
" JEOH: 3.95m F
5 ] [ @
6 | [
7] [~
8 | [
9 | [
10 ] [2
Client: LDE Land Development & Engineering Remarks: Northing: 6102905mN Operator: JC Soil Behaviour Type - Robertson 1986 Test ID:
Ground water level located at 2.45m Easting: 1685220mE Rig: Pagani TG63-150 Sand mixtures: silty sand
. ) o Test according to 1SO 22476-1:12 System: NZTM Cone ID: MKs651 o Undefined 5 | to sandy sit C PT-1 4
Project:  Geotechnical Investigation ystem: : ) (| sensiive fe-grained | | Sand: cean sands to -
Termination Reason: Elevation: Ground Type: Comp. piezo cone . Clay- organic soi 77| Dense sand to gravelly Project ID: 21568
) ) ’ Located By:  Pagani GPS Cone Area: 10 cm? _ sand Depth: 3.95m
: . . . . ngh cone resistance %1 Clays: clay to silty clay 8 | stiff sand to clayey sand
Location: Kerikeri Land Development Plan Review Location: Sleeve Area: 150 cm? Sitmixuros:dayey st & 9| sy amo-granes Sheet: 1 of 1
Area Ratio:  0.78 sy clay Date: 07/04/2022
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Cone Penetration Test (CPTu) Parameter Log Test ID: CPT-14
e Undrained shear strength, su (kPa) Nkt=15 Friction Angle (°)
é Normalised cone resistance, Qt 2 § g § § 8 3 g < B3 Soil Behaviour Type Index, Ic SBTn SBTn Description -
s Sensitivity SPT N60 (blows/300mm) (filtered) 3
& 8 3 8 8 8 2 - - - o o 3
a < < (?j (?l c:) (:) -~ o~ © < '] 2 I 3 I 3 ~ o~ < e} o~ < © © ¥
S Silt mixtures: clayey silt & silty clay
1] [
{ Clays: clay to silty clay
2 ] V Silt mixtures: clayey silt & silty clay [
T Clays: clay to silty clay L
3 ] - Silt mixtures: clayey silt & silty clay L
’ﬁ — Clays: clay to silty clay
4 % Sand mixtures: silty sand to sandy silt L
(5 314>> Silt mixtures: clayey silt & silty clay
3 596>> Sand mixtures: silty sand to sandy silt
5 | [ @
6 | 3
7] [~
8 ] [ ®
9] [
10 ] L2
Client: LDE Land Development & Engineering Remarks: Northing: 6102905mN Operator: JC Soil Behaviour Type - Robertson 1986 Test ID:
Ground wat_er level located at 2.45m Easting: 1685220mE Rig: Pagani TG63-150 RY Undefined 5 Sand mixtures: silty sand C PT_1 4
. . o Test according to ISO 22476-1:12 System: NZTM Cone ID: MKs651 fo sandy sit
Project:  Geotechnical Investigation : : ) L[| sensitve ne-grainea [ 6 | Sands: cloan sands o
. Elevation: Ground Type: Comp. piezo cone ) Dense sand to gravelly Project ID: 21568
Termination Reason: Clay - organic soil 7| oo
Located By:  Pagani GPS Cone Area: 10 cm? Depth: 3.95m
L ti . . . . ngh cone resistance y: 9 ' %1 | Clays: clay to silty clay 8 | stiff sand to clayey sand ) )
ocation: Kerikeri Land Development Plan Review Location: Sleeve Area: 150 cm? Sitmixuros:dayey st & 9| sy amo-granes Sheet: 1 of 1
Area Ratio:  0.78 sy clay Date: 07/04/2022
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Cone Penetration Test (CPTu) Log

Test ID:

CPT-15

Cone resistance, qc (MPa) Inclination (°)
’g « © ° Pore Pressure (u2), kPa « L )
= N © < < & < © < Friction ratio, Rf (%) SBT SBT Description -
=] Sleeve friction, fs (kPa) N\ =Water level O = Dissipation test Penetration speed (cm/s) (filtered) 3
% g g 8 8 8 o o o o o o o o -
3 : g 8 : 2 : § 8 § 8§ & B 8 N 0o 2 ¢ v T e @ 2
Silt mixtures: clayey silt & silty clay
1 — 3
_— Clays: clay to silty clay
2 1-/ = o
] GWL measured 2.35m S
3] - [ @
] Clays: clay to silty clay
] Clay - organic soil
4] i
1 Clays: clay to silty clay
] Sand mixtures: silty sand to sandy silt
5 1 _Ln
JEOH: 4.98m
6 [©
7 [~
8 [ @
9 [ @
10] [2
Client: LDE Land Development & Engineering Remarks: Northing: 6103166mN Operator: JC Soil Behaviour Type - Robertson 1986 Test ID:
Ground water level located at 2.35m Easting: 1684937mE ng Pagani TG63-150 Sand mixtures: silty sand
. Test according to 1SO 22476-1:12 System: NZTM Cone ID: MKs651 0 e S | tosandy sit CPT-1 5
Project:  Geotechnical Investigation y : : ) (| sensiive fe-grained | | Sand: cean sands to
Termination Reason: Elevation: Ground Type: Comp. piezo cone 1 clay - organic son =] Donse sand o ravely Project ID: 21568
) ) ) Located By:  Pagani GPS Cone Area: 10 cm? _ sand Depth: 4.98m
: . . . . ngh cone resistance %1 Clays: clay to silty clay 8 | stiff sand to clayey sand
Location: Kerikeri Land Development Plan Review Location: Sleeve Area: 150 cm? i B e ry P Sheet: 10f1
Area Ratio:  0.78 sy clay Date: 07/04/2022
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Cone Penetration Test (CPTu) Parameter Log

Test ID:

CPT-15

Undrained shear strength, su (kPa) Nkt=15

Friction Angle (°)

é Normalised cone resistance, Qt 2 § g § § 8 3 g < B3 Soil Behaviour Type Index, Ic SBTn SBTn Description -
:g_ Sensitivity SPT N60 (blows/300mm) (filtered) 3
O 2 8 3 8 3 8 3 o o o ° ° =
a : < < (?1 (}1 c:) (:) ~ o~ ] <~ [l = I 3 I B ~ N < L] o~ ~ © © ¥
= ) Silt mixtures: clayey silt & silty clay
1 -
Clays: clay to silty clay
2 o
] &\é [ o
% Clays: clay to silty clay
— Clay - organic soil
4 ] ¥
— Clays: clay to silty clay
\L Sand mixtures: silty sand to sandy silt
5 1 [te]
“JEOH: 4.98m r
6] [©
7 ] I~
8 ] [
9 ] [
10 ] L2
Client: LDE Land Development & Engineering Remarks: Northing: 6103166mN Operator: JC Soil Behaviour Type - Robertson 1986 Test ID:
Ground water level located at 2.35m Easting: 1684937mE Rig: Pagani TG63-150 Sand mixtures: silty sand
_ . L Test according to ISO 22476-1:12 System: NZTM Cone ID: MKs651 0 R 5 | tosany si CPT-15
Project:  Geotechnical Investigation y : : ) (| sensiive fe-grained | | Sand: cean sands to
. Elevation: Ground Type: Comp. piezo cone o Dense sand to gravell Project ID: 21568
Termination Reason: . Clay - organic soil 7| sand gavey
. . Located By:  Pagani GPS Cone Area: 10 cm? ) ) Depth: 4.98m
: . . . . ngh cone resistance %1 | Clays: clay to silty clay 8 | stiff sand to clayey sand
Location: Kerikeri Land Development Plan Review Location: Sleeve Area: 150 cm? Sitmixuros:dayey st & 9| sy amo-granes Sheet: 1 of 1
Area Ratio:  0.78 sy clay Date: 07/04/2022
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Cone Penetration Test (CPTu) Log

Test ID:

CPT-16

Cone resistance, qc (MPa)

Inclination (°)

'E Pore Pressure (u2), kPa L )

= < © o e & < © g Friction ratio, Rf (%) SBT SBT Description -
s Sleeve friction, fs (kPa) N/ = Water level O = Dissipation test Penetration speed (cm/s) (filtered) 3
& g g g g g s 8 8 8 8 8 s e m =
a : S ¢ i 8 § 8 8 8 8 8 & NI R B v v e e Z

Silt mixtures: clayey silt & silty clay
e L
—_— - .
] C Clays: clay to silty clay
1 = r )
‘> 17 §
2 GWL measured-1.9m < e o
> — Clays: clay to silty clay
< -
/"’? # Sand mixtures: silty sand to sandy silt
3] Clays: clay to silty clay L
— Clay - organic soil
4] Silt mixtures: clayey silt & silty clay i
< S i \ j f Sand mixtures: silty sand to sandy silt
JEOH: 4.47m " : 2

5 1 [ @
61 [©
- [~
o] [ ®
o1 [
10] [2

Client:

Project:

Location:

LDE Land Development & Engineering

Geotechnical Investigation

Kerikeri Land Development Plan Review

Remarks:

Ground water level located at 1.90m
Test according to ISO 22476-1:12

Termination Reason:
High cone resistance

Northing: 6103294mN
Easting: 1685016mE
System: NZTM
Elevation: Ground
Located By: Pagani GPS
Location:

Operator:
Rig:

Cone ID:
Type:
Cone Area:

Area Ratio:

Sleeve Area:

JC

Pagani TG63-150
MKs651

Comp. piezo cone
10 cm?

150 cm?

0.78

Undefined
Sensitive fine-grained
Clay - organic soil

Clays: clay to silty clay

0
1
2
3
. Silt mixtures: clayey silt &

silty clay

Soil Behaviour Type - Robertson 1986

[(e No ol IN] el é)]

Test ID:

Sand mixtures: silty sand
to sandy silt
Sands: clean sands to

CPT-16

silty sands

Dense sand to gravelly Project ID:
sand Depth: 4.47m
Stiff sand to clayey sand
' ! Sheet: 1 0of 1
Stiff fine-grained
Date: 07/04/2022
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Cone Penetration Test (CPTu) Parameter Log

Test ID:

CPT-16

Undrained shear strength, su (kPa) Nkt=15

Friction Angle (°)

é Normalised cone resistance, Qt 2 § g § § 8 3 g < B3 Soil Behaviour Type Index, Ic SBTn SBTn Description -
s Sensitivity SPT N60 (blows/300mm) (filtered) 3
s B 8 8 ] 2 S 2 o - o o o 3
a : < < (?j (}1 c:) (:) -~ o~ © < '] 2 I 3 I 3 ~ o~ < e} o~ < © © ¥
i 7 Silt mixtures: clayey silt & silty clay
Clays: clay to silty clay
1 <
| i |
2] { z = &
; Clays: clay to silty clay
— - Sand mixtures: silty sand to sandy silt
3 — Clays: clay to silty clay L
Clay - organic soil
4] Silt mixtures: clayey silt & silty clay [ <
S Sand mixtures: silty sand to sandy silt
4 —
JEOH: 4.47m
5 ] ©
6] ©
7 N
8 ] [ ®
9] [
10 ] L2
Client: LDE Land Development & Engineering Remarks: Northing: 6103294mN Operator: JC Soil Behaviour Type - Robertson 1986 Test ID:
Ground water level located at 1.90m Easting: 1685016mE Rig: Pagani TG63-150 Sand mixtures: silty sand
. ) o Test according to ISO 22476-1:12 System: NZTM Cone ID: MKs651 0 Rl 5 sandy sit C PT'1 6
Project:  Geotechnical Investigation : : ) L[| sensitve ne-grainea [ 6 | Sands: cloan sands o
. Elevation: Ground Type: Comp. piezo cone o Dense sand to gravelly Project ID: 21568
Termination Reason: Clay - organic soil 7
Located By:  Pagani GPS Cone Area: 10 cm? san Depth: 4.47m
L ti R . . . ngh cone resistance ocate y: agani ' )| Clays: clay to silty clay 8 | stiff sand to clayey sand pth: :
ocation: Kerikeri Land Development Plan Review Location: Sleeve Area: 150 cm? Sitmixuros:dayey st & 9| sy amo-granes Sheet: 1 of 1
Area Ratio:  0.78 sy clay Date: 07/04/2022
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Cone Penetration Test (CPTu) Log

Test ID:

CPT-17

Cone resistance, qc (MPa)

Inclination (°)

’E « © ° Pore Pressure (u2), kPa « L ) o
= N