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This L.I.M. has been prepared for: 
 

Applicant Steph Samuelson 

Property Address 27 Greenvale Place 

Welcome Bay 

Tauranga 

Legal Description Lot 8 DP 386441 

Application Date 22 January 2025 

 
 
This Land Information Memorandum has been prepared for the purposes of Section 44A of the Local 
Government Official Information and Meetings Act 1987 and, in addition to the information provided 
for under section 44A(2), may contain such other information concerning the land that Council 
considers, at its discretion, to be relevant.  It is based on a search of Council records only.  
Information in this Land Information Memorandum is deemed to be relevant at the date of issue only. 
There may be other information relating to the land which is unknown to Council.  The Council has 
not undertaken any inspection of the land or any building on it for the purpose of preparing this Land 
Information Memorandum.  The applicant is solely responsible for ensuring that the land is suitable 
for a particular purpose.  
 
It is recommended that the Certificate/Record of Title, which is not held by Council, be searched by 
the purchaser. 
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Services Information 
 
Land information which is likely to be relevant includes information on private and public stormwater, 
water and sewer details.  Please refer to the appropriate authorities for further information about 
network utility services. 
 
 

Service Record 

Copy of Deposited Plan Attached Yes 

Service Print Attached Yes 

Method of Sewer Disposal To Public Sewer 

Existing Method of Stormwater Disposal To Connection 

Drinking Water Supplied to the Land Yes 

Drinking Water Supplier Is:  

(I) Owner of the Land; or No Information Available 

(ii) Tauranga City Council [Water Supply Authority 
 Unit (WSA)]; or 

Yes 

(iii) Another Networked Supplier No Information Available 

Any Information Notified Under Section 69ZH Health 
Act 1956 

No Information Available 

 
 

Note:  
 

1. Please note that the existence of a watermain along a property frontage does not necessarily 
mean that a connection is available.  This may need to be provided at the applicant’s 
expense. 

2. If the land is supplied with drinking water by Tauranga City Council as a Water Supply 
Authority, any conditions (generally set out in Tauranga City Council’s “Supply of Water 
Bylaw 2019” (Click here for link)) applicable to that supply are included in this Land 
Information Memorandum. 

3. If the land is supplied with drinking water by a networked supplier other than the WSA, any 
conditions that are applicable to that supply are included in this Land Information 
Memorandum. 

4. If the land is supplied with drinking water by the owner of the land, any information Council 
has about the supply is included in this Land Information Memorandum. 

5. Any information notified to the territorial authority by a drinking-water supplier under section 
69ZH of the Health Act 1956 is included in this Land Information Memorandum. 

 
 

https://www.tauranga.govt.nz/Portals/0/data/council/bylaws/files/supply_water.pdf
https://www.tauranga.govt.nz/Portals/0/data/council/bylaws/files/supply_water.pdf
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Rating and Valuation Details 
 
Tauranga City Council rates are billed twice a year on the last business day of August and February.  
Unpaid rates for each instalment will incur a 10% penalty.  
 
The valuation details below are based on a revision date of 1 May 2023. This has been used to 
assess the rates for Council’s financial year beginning 1 July 2024. 
 
Further information on property valuations can be found on Council’s website at the following link: 
Property valuations - Tauranga City Council. 
 

Valuation Details 

Valuation Reference 06619 078 10 

Capital Value $960,000 

Land Value $365,000 

Improvement Value $595,000 
 
 

Rating Details 

Current Annual Rates $3,593.84  

Balance Owing $151.91  
 
 
 

Water Meter Details 

Water Meter On Property Yes 

Meter Type Individual Meter  

Water Rates Owing $Nil  
 
 
A separate account is issued for water metered properties.  Residential meters are read every three 
months.  Commercial / Industrial meters vary depending on use.  
 
 

Note:  

 
Council’s Water Supply Bylaw requires a final water meter reading to be undertaken when a property 
is sold.  
 

https://www.tauranga.govt.nz/living/property-and-rates/property-valuations
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Infrastructure Funding and Financing (IFF) Levy 
Details 
 
The IFF levy (under the Infrastructure Funding and Financing (Western Bay of Plenty Transport 
System Plan Levy) Order 2022) is payable for a period of 30 years from 1 July 2024 to 30 June 2054. 
The method for assessing the liability for an IFF levy on the property is set out in the 2022 Order.  
The annual levy (as calculated under the 2022 Order) is allocated across the levy area with 50% of 
the overall levy coming from commercial and industrial properties and 50% coming from residential 
properties and with the IFF levy on the property being based on the capital value of the property. 
Further information on the levy is available at the following link: Infrastructure Levy - Tauranga City 
Council. 
 
 

IFF Levy Details 

Current Annual IFF Levy $77.75  

Balance Owing $38.87  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

https://www.tauranga.govt.nz/living/property-and-rates/iff-levies/infrastructure-funding-and-financing-levy-transport-system-plan
https://www.tauranga.govt.nz/living/property-and-rates/iff-levies/infrastructure-funding-and-financing-levy-transport-system-plan
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Building Information 
 
This information is sourced from Council records and may not reflect the situation on site if work has 
been undertaken without consent. 
 
Building Permits: For Building Permits issued prior to 1993 a copy of the inspection records, if these 
are held by Council, are attached. 
 
Building Consents: For Building Consents issued after 1 January 1993 a Code Compliance 
Certificate (CCC) will be issued where the building work for which the building consent relates has 
been completed in accordance with the NZ Building Code. 
 
Swimming/Spa Pools: If the property contains a swimming pool or spa pool, the pool must have a 
physical barrier restricting access to the pool that meets the requirements of the Building Act 2004. 
For more information, go to https://www.tauranga.govt.nz/living/building-and-renovations/inspections-
and-approvals/swimming-pool-safety-barriers. 
 
Solid Fuel Heaters:  It is important that any solid fuel heater has been legally installed, either as part 
of the original dwelling or by way of a separate permit/consent. 
 
 

Permits and Consents 
 

Building Consents 

Date Issued Description of Work BC Number CCC Issued 

31/03/16 Erect dwelling and retaining wall 54246 Yes 

    

    

 
Compliance Schedule N/A 
 
 
Requisitions None 
 
 

https://www.tauranga.govt.nz/living/building-and-renovations/inspections-and-approvals/swimming-pool-safety-barriers
https://www.tauranga.govt.nz/living/building-and-renovations/inspections-and-approvals/swimming-pool-safety-barriers
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City Planning 
 

The Operative Tauranga City Plan 
 
The Tauranga City Plan provides the rules for how people can build or develop the land they own in 
our city. This can be land that is residential, commercial or industrial. The City Plan covers all 
subdivision, land use and development, how and where the city grows, how infrastructure is located 
and how natural and physical resources are managed. It is the blueprint by which any development in 
Tauranga is managed. It also includes rules on other things that are covered by the Resource 
Management Act - including hazards, signage, reserves, noise, heritage, etc. 
 
There are specific rules within the City Plan that cover, amongst other matters, building height, 
earthworks, tree protection, bulk and scale of buildings, setbacks from coastal and harbour margins, 
and specific residential, commercial and industrial uses depending on location within the City. 
 
Specific rules for each suburb and property can vary depending on the underlying zone of the area 
and the location of a specific property within that zone. 
 
The majority of the City Plan became ‘operative in part’ on 9 August 2013.  The remaining parts of 
the City Plan subsequently became operative on 5 July 2014.The City Plan is currently undergoing 
five Proposed Plan Changes as follows:  

▪ Plan Change 27 (Flooding from Intense Rainfall Events) 
▪ Variation 1 to Plan Change 33 (Tauriko West Urban Growth Area) 
▪ Private Plan Change 39 (Upper Ohauiti) 

 
A table showing a complete list of variations and plan changes to the operative City Plan can be 
found in the Table of Plan Change Dates. 
 
It is advised that prospective purchasers of property review and consider all relevant planning rules 
for the specific property this Land Information Memorandum applies to prior to purchase. 
 
To view the Operative Tauranga City Plan please visit the Tauranga City Council website 
www.tauranga.govt.nz. 
 
If you have any specific queries on any rules or any existing or proposed use of a property, please 
contact the Tauranga City Council’s Duty Planner (07 577 7000) for further information.   
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

https://cityplan.tauranga.govt.nz/eplan/rules/0/95/0/0/0/58
http://www.tauranga.govt.nz/
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City Planning (cont.) 
 
Development Contributions 
 
Council operates a development contributions policy under the Local Government Act 2002, and also 

has financial contributions provisions in its City Plan.  The broad purpose of these policies is to fund 

infrastructure costs that relate to the city’s growth from those parties that undertake subdivision, 

building or development.  These contributions are required on building consents, resource consents, 

service connection authorisations and certificates of acceptance.  Contributions may remain payable 

on any property in circumstances where subdivision, building and development projects have not 

been completed, and in rare occasions where the Council has agreed to defer payment.  In addition, 

further subdivision, building or development of a property may trigger the requirement to pay further 

development and/or financial contributions.   

 

Council’s development contributions team can advise further on these matters in relation to the 

application of development and financial contributions to the property in question. 
 
 
 

Transportation Strategy & Planning and Reserve Management 
Plans 
 
As part of Tauranga City Council’s Transport strategy and planning activities and Reserves 
Management Plans, properties neighbouring Council-owned or administered land may be subject to 
transport network development such as walkways and cycleways or other development, activities or 
use of the land. The Tauranga Reserves Management Plan is available online at 
http://www.tauranga.govt.nz/council/council-documents/strategies-plans-and-reports/plans/reserve-
management-plans. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

http://www.tauranga.govt.nz/council/council-documents/strategies-plans-and-reports/plans/reserve-management-plans
http://www.tauranga.govt.nz/council/council-documents/strategies-plans-and-reports/plans/reserve-management-plans
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Relevant Planning Information 

 
Relevant Planning information for this property is available online through the City ePlan.  
 
Instructions on how to navigate the ePlan can be found at the following link:  
https://www.tauranga.govt.nz/council/council-documents/tauranga-city-plan/how-to-use-the-city-plan.  
 

Zone:  Operative Tauranga City Plan Part Greenbelt / Part Medium 
Density Residential 

Identified Plan Areas None Known 

Utilities / Designations None 

Protected Heritage/Notable or Groups of Trees, or  
Protected Buildings 

None Known 

Archaeological or Heritage Sites None Known 

 
 

Council Consents, Certificates, Notices, Orders or 
Bonds Affecting the Land: 

Yes 

Description Date Issued 

221 Consent Notice (Resource Management Act 1991) 20/12/07 
 
 

Resource Consents (Resource Management Act 1991) 

Description Date Granted RC Number 

Subdivision Consent 11/08/04 1845 

Objection to Condition of RC1845 24/09/04 1845-01 

 
 

 
 
 

 
 

https://www.tauranga.govt.nz/council/council-documents/tauranga-city-plan/how-to-use-the-city-plan
https://cityplan.tauranga.govt.nz/eplan/property/0661907810/0/77?_t=property
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Land Features 

 
This information relates to city-wide studies and may not reflect the on-site situation or natural hazard 
investigations and mitigation done on a property level. 
 
The Tauranga City Council does not act as agent for network utility operators. 
 
The landform and geology within Tauranga City have some features which demand particular 
attention.  These features, which may or may not be relevant to the property in question, are outlined 
in “General Description of Land Form within Tauranga District” as attached. 

 
 

Microzoning for Earthquake Hazards 
 
The Council has received reports and results that have assessed Tauranga City’s vulnerability to 
liquefaction when considering a range of earthquake events. These reports and results, and a 
summary of them, are available by accessing https://www.tauranga.govt.nz/living/natural-
hazards/understanding-our-hazards-studies-maps-and-data/earthquakes-and-liquefaction. 
 
The reports and results reflect the most up-to-date vulnerability to liquefaction from an earthquake 
event.  
 
It is important to note that different properties are exposed to different levels of probability that land 
damage from liquefaction and lateral spread will in fact occur. The reports and results are undertaken 
at a City-wide scale and may be superseded by detailed, site specific assessments undertaken by 
qualified and experienced practitioners using improved or higher resolution data than presented in 
these reports.  
 
The vulnerability and land damage maps are prepared based on an assessment of natural ground 
conditions and therefore do not consider the influence of recent human activities that may influence 
liquefaction response (i.e., earthworks, ground improvement, foundation design), unless specifically 
stated within the technical reports. As such, the degree of land damage may be less than predicted 
for a given property where liquefaction risk was addressed during landform or building foundation 
design.  
 
The presence of liquefaction and lateral spread information on a property may have 
implications for the use and development of that property including, but not limited to, the 
requirements for and assessments of building consent applications under the Building Act 
2004 and Building Code (refer to the NZ Standard AS/NZ 1170 and design standard outlined in 
Chapter 10.10.6 Liquefaction of Tauranga City Council’s Infrastructure Development Code), 
subdivision consent applications under the Resource Management Act, and infrastructure 
design. 
 
The assessed hazard applicable to the area this property has been assessed within, is available by 
accessing the web-viewer available through the following link: 
https://www.tauranga.govt.nz/living/natural-hazards/understanding-our-hazards-studies-maps-and-
data/earthquakes-and-liquefaction. 
 
 

Landslide Susceptibility  
 
Council has received an assessment of Tauranga City’s susceptibility to landslides. Two maps have 
been prepared, one showing areas susceptible to land sliding triggered by rainfall, and the other by 
earthquakes.  A report detailing the assessment and maps are available on 
https://www.tauranga.govt.nz/landslide-susceptibility. 
 
 

 
 

 

https://www.tauranga.govt.nz/living/natural-hazards/understanding-our-hazards-studies-maps-and-data/earthquakes-and-liquefaction
https://www.tauranga.govt.nz/living/natural-hazards/understanding-our-hazards-studies-maps-and-data/earthquakes-and-liquefaction
https://www.tauranga.govt.nz/living/natural-hazards/understanding-our-hazards-studies-maps-and-data/earthquakes-and-liquefaction
https://www.tauranga.govt.nz/living/natural-hazards/understanding-our-hazards-studies-maps-and-data/earthquakes-and-liquefaction
https://www.tauranga.govt.nz/landslide-susceptibility
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Special Land Features Relevant to the Subject Property 

Yes 
 
Comments: 
 

1. Refer Consent Notice dated 20 December 2007 together with geotechnical report by S 
& L Consultants Ltd reference 16701, dated May 2007. 

 
2. See also reports as follows:   

 
a. S & L Consultants Ltd 12 February 2016 request for information response.  

 
b. DBCON Consulting Engineers dated 18 April 2016 PS4 for fill compaction 

inspection and PS4 for timber wall inspection. 
 

3. Slopes 

This site is subject to a slope hazard zone. Any further development may need to be 
supported by a report from a Category 1 Accredited Geo-professional and subject to 
Stormwater Specific Design. Please see the slope hazard zones plan attached and 
refer to our website www.tauranga.govt.nz/slope-hazard-zones for more information.   

 
. 
 

 
Additional Information 
 

Licences 

Licences Affecting the Land or Buildings No 

  
 
 
 
 
Signed for and on behalf of the Council:   
 

 
 
 
Position held: LIM & Property Files Officer 
 
Date: 5 February 2025 
 

 

http://www.tauranga.govt.nz/slope-hazard-zones
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Location 27 GREENVALE PLACE
Valuation Ref 06619 078 10
Legal Description LOT 8 DP 386441
Area 0.0734
Land Value 365,000
Capital Value 960,000

Total rates assessed this year

Water Rates
Metered A/C # 1          Route # M      Class # 0      Rate: 0          /m3     Supply Area: METERED WATER

What are rates?
The amount you pay in rates doesn’t directly relate to the amount of things Council does for you personally. Rates are not a
‘charge for services’, they are a tax on the value of your property. It is not a perfect system but it is one of the very few ways the
Government allows Councils to collect revenue. Rates provide 55% of the Council’s income.

Rates Information
The rating year starts on 1 July each year to 30 June the following year.
 Rates and charges are inclusive of GST.
 Annual Rates are set in July each year.
 Rates are payable in two instalments and are paid in advance.

Each year an assessment is sent out to property owners on 1 August together with the first instalment invoice. Payments are due
on the last working day in August. The second instalment invoice is sent out to property owners on 1 February each year and is
due on the last working day of February.

What are the charges for rates and how are they calculated?
Rates are a tax on the value of your property. The value of your property is set by an independent agency and is driven by national
legislation. Revaluations are done every three years.

Tauranga Council Units Rate Annual Amount

Uniform Annual General
Stormwater - Residential
General - Residential
Resilience - Residential
Urban Growth - Rest of City
Wastewater Connected
Waste Collection Standard
Total Rates

IFF Transportation - Residential
Total IFF Levy

1
960,000
960,000
960,000

1
1
1

960,000

259.13043478
0.00000578
0.00206106
0.00001280

31.13043478
625.32173913
213.04347826

0.00007043

259.13
5.55

1978.62
12.29
31.13

625.32
213.04

3,125.08

67.61
67.61

Includes GST of $478.90

Total Rates (01 JUL 2024 to 30 JUN 2025) $3671.59

Rates Information
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What do General Rates pay for?
Rates are used to pay for a wide range of services and capital projects such as new roads, storm water, libraries, reserves and so
on. Councils long term plan is a good place to find out more about how Council plans to spend rates income.

Tauranga City Rates Schedule 2024/25
Description Inclusive of GST Charge

Uniform Annual General $298.00 per occupancy
Kerbside Waste Service – Standard Use $245.00 per service bundle
Kerbside Waste Service – Low Use $210.00 per service bundle
Kerbside Waste Service – High Use $350.00 per service bundle
Wastewater $719.12 per residential property or per connection for

commercial
Wastewater Availability $359.56 per property
Stormwater - Residential $0.00000665 Capital value
Stormwater – Commercial $0.00001064 Capital value
General Residential $0.00237022 Capital value
General Commercial $0.00497745 Capital value
General Industrial $0.00616256 Capital Value
City Mainstreet $0.00038877 Capital value
Greerton Mainstreet $0.00152185 Capital value
Papamoa Mainstreet $0.00034148 Capital value
Mount Mainstreet $0.00060547 Capital value
Economic Development $0.00035791 per commercial property
The Lakes Targeted Rate $105.26 per property in the subdivision
The Coast Targeted Rate $36.00 per property in the subdivision
Excelsa Targeted Rate $53.07 per property in the subdivision
Resilience – Residential $0.00001472 Capital value
Resilience – Comm/Ind $0.00002356 Capital value
Urban Growth – Full Benefit $107.39 Per property
Urban Growth – Wide Benefit $71.59 Per property
Urban Growth – Rest of City $35.80 Per property
Garden Waste Service – 2-weekly $110.00 per service
Garden Waste Service – 4-weekly $80.00 per service
Pool Inspection $107.00 Per Property with a Pool
IFF Infrastructure Levy - Residential $0.00008099 Capital Value
IFF Infrastructure Levy – Comm/Ind $0.00034098 Capital Value
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Uniform Annual General Rates (UAGC)
This is a fixed charge per rateable property and is irrespective of the value of a property. For residential properties it is a
charge per occupancy.

Each occupancy is defined by physically having a separate living area, bedroom, bathroom facilities, entrance (including
shared foyers) and cooking facilities. E.g. a property with a self-contained flat on the ground floor would be rated for two
UAGC’s and two wastewater connections.

(Note: This rate is not based on ability to earn revenue or rent, frequency of use or the relationship of person/s using or able
to use the separate area. This does not relieve the owner or occupier of any duty or responsibility under the Building Act 2004
or the Resource Management Act 1991 or the Tauranga City Plan) For commercial properties this is a charge on the number
of separate businesses or leases.

General Rate
The General rate provides for the following costs, City and Infrastructure, Community People and partnerships, Arts and
Culture, Venues and Events, Community Partnerships, Libraries, Economic Development, Emergency Management, Animal
services, Building services, Environmental Planning, Environmental Health and Licensing, Regulation Monitoring, Marine
Facilities, Spaces and Places, Support Services, Sustainability and Waste.  This variable rate is charged on the capital value of a
property. Capital value is land value plus improvements value.

Wastewater Rates
Residential properties connected to Council wastewater pay a uniform annual charge for one toilet per occupancy.
Commercial properties connected to Council wastewater pay a uniform annual charge for each toilet or urinal.

Those properties with wastewater available (i.e. they are within 100m of wastewater lines) but not connected will pay an
availability charge.

Kerbside Waste Service
The waste collection service provides for the collection and disposal of glass, food, recycling and waste for residential
properties. This is a fixed charge per separately used or inhabited part of a rating unit. There are three bundles offered, low
user, standard user and high user.

Stormwater
The purpose of this rate is to fund some of the costs of stormwater infrastructure investments. This variable rate is charged
on the capital value of a property. Capital value is land value plus improvements value.

Garden Waste Service
The waste collection service provides for the collection and disposal of garden waste material available for residential
properties. This is a fixed charge per rating unit. This is an optional service that ratepayers choose to receive.  There are two
frequencies of collection, these being 2-weekly or 4-weekly.

Please note, that after 1 July until 30 June, ratepayers cannot opt out of the service if they have opted in.  An opt-out request
will take place in the rating year following this request.

Resilience
The purpose of this rates is to provide some of the costs of resilience infrastructure investments in the water, wastewater,
stormwater, transportation, and emergency management activities.

Urban Growth
Council is committing significant transport investments, benefiting the city and urban growth areas of Pāpāmoa and Wairākei,
that also support future development in Te Tumu.

Council has three new Urban Growth targeted rates. A full benefit area, wide benefit area and a city wide rate across
ratepayers outside of these areas.

The Lakes, Papamoa Coast and Excelsa Targeted Rate
The Lakes Development at Tauriko/Pyes Pa and Papamoa Coast and Excelsa developments at Papamoa have significantly
increased level of service costs as a result of wider roads, more gardens, reserves and streetlights etc. All properties in these
subdivisions are charged this targeted rate. This rate is charged on the capital value of a property. Capital value is land value
plus improvements value.



Tauranga City Council Private Bag 12022, Tauranga 3143, New Zealand    +64 7 577 7000 info@tauranga.govt.nz www.tauranga.govt.nz

Economic Development Rate
This rate is charged on the capital value of a property. It is charged to commercial properties only and funds economic
development through Priority One and Tourism Bay of Plenty.

Mainstreet Rates
This rate is charged on the capital value of a property. It is charged to commercial properties only and funds the Tauranga,
Papamoa, the Mount and Greerton Village Mainstreet organisations.

Pool Inspection
This rate is charged to properties with swimming pools that require inspection. The cost of the inspection is spread over the
three years through rates bills.

IFF Transportation Levy
The rate is charged to all ratepayers and will fund the cost of 13 transport projects across the region. For more information go
to www.tauranga.govt.nz/tsplevy

























































General Description of Land Form within Tauranga District 

The land form and geology within Tauranga District have some features which demand particular attention. 

(a) Minimum Building Platform Levels 

Significant areas of Tauranga District are at risk of flooding through sea level rise, tidal surges within the 

harbour, storm-wave runup on the ocean coastline and the flooding of streams, sewer drains, ponding areas 

and overland flow paths in extreme climatic conditions.  Council has some “broadbrush” information on many 

possibly flood prone areas.  More detailed investigations by appropriately qualified people may be required to 

be submitted in support of Resource and Building consents.  Building Platforms should be constructed with 

adequate freeboard above flood levels.  Council has adopted a minimum floor level policy.  This level is 

available from Council on request from Council’s Development Engineer.  However due to the dynamic nature 

of the environment and the ongoing investigative work these levels may be reviewed at any time.  For the 

purposes of this clause, a “building platform” is defined as the area of ground within a line 1.0m outside the 

perimeter of the building proper. 

(b) Low-lying Land 

There are many areas of low-lying land (often adjacent to the harbour) which comprise soft or very soft 

foundation conditions.  These conditions are characterised by normally consolidated fine grained alluvial 

sediments (silts and clays) which have been deposited in marine or estuarine environments.  In many areas 

they have been subject to random and non-engineered fillings.  The materials are prone to settlement caused 

by consolidation under even minor loadings.  These areas require particular care and appropriate geotechnical 

investigation and advice prior to development concepts being prepared.  Whilst most of the Mount 

Maunganui/Papamoa area has an underlying sand formation, pockets of peat and “black sand” occur which 

exhibit poor foundation support qualities.  These should be removed from building platforms and roading 

subgrades. 

(c) Sloping Ground 

The foundation conditions of the low-lying areas in the District have been described in (b) above.  The near 

surface geology of the higher ground within the District comprises a series of weathered fine grained rhyothic 

ashes known locally as the Older Ashes.  The Older Ashes consist of the Pahoia Tuffs overlain by the Hamilton 

Ash (the top of which is known locally as the “chocolate” layer). 

Overlying the Older Ashes is a series of coarse friable silts, sands and pumice lapilli which tends to mantle the 

topography formed within the Older Ashes and are known locally as the Younger Ashes. 

On some sloping ground, particularly the present and relic slips adjacent to the harbour, the ashes often have 

marginal stability and there are numerous examples of past and recent instability.  Deep seated failures are 

generally confined to the steep banks which are or have in their history been subjected to active toe erosion.  

Development must be set back from the top of such steep banks, with the set back distance being determined 

by appropriate geotechnical investigations carried out by a Person who has pre-qualified with Council as a 

Specialist Geotechnical Advisor. 

The majority of other failures on modest to steeply sloping ground are shallow failures (involving the top 1m to 

3m of soil), but are nonetheless of serious consequence to any building development.  Such failures are usually 

initiated by extreme climatic conditions.  Any sloping ground greater than 15 degree gradient should be 

subject to appropriate geotechnical investigations to determine whether the ground is adequately stable for  

development.  


















































































