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1.0 INTRODUCTION 

 

1.1 The Proposal 

The proposal is to carry out a boundary adjustment between Lot 5 DP 310634 and Lot 1 DP 

621657, located at 94B and 94C Pa Road, Kerikeri. The change is minor in regard to land area 

and is primarily aimed at rationalising the ability to maintain vegetation and land within each 

lot. It will place the vegetation to the north of the dwelling on Lot 1 DP 621657 within that 

same title rather than on the adjacent Lot 5 DP 310634. An equivalent area of vegetation on 

a small part of Lot 1 DP 621657, will be transferred to Lot 5 DP 310634 such that the areas of 

both titles is unaltered. 

The table below shows existing land areas and proposed land areas.  

Existing Title land area Proposed Title land area 

Lot 5 DP 310634 – 4171m2 Lot 1 – 4171m2 

Lot 1 DP 621657 – 4035m2 Lot 2 – 4036m2 

 

A copy of the Scheme Plan(s) is/are attached in Appendix 1.  

1.2 Scope of this Report 

This assessment and report accompanies the Resource Consent Application made by the 

applicant, and is provided in accordance with Section 88 and Schedule 4 of the Resource 

Management Act 1991. The application seeks consent to adjust the boundaries between 

two existing titles, as a controlled activity under the Operative District Plan (ODP), and a 

restricted discretionary activity under the Proposed District Plan (PDP). 
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The information provided in this assessment and report is considered commensurate with the 

scale and intensity of the activity for which consent is being sought. Applicant details are 

contained within the Application Form 9. 

2.0 PROPERTY DETAILS 

Location: 94B & 94C Pa Road, Kerikeri. A location map is 

attached in Appendix 2.    

Legal description: Lot 5 DP 310634 & Lot 1 DP 621657 

 

Record of Title: 41824 with an area of 4171m2; 1256177 with an area of 

4035m2. A copy of each title is attached in Appendix 3, 

along with relevant legal interests. 

 

3.0 SITE DESCRIPTION  

3.1 Physical & Mapped characteristics 

The properties are located adjacent to the upper reaches of the Kerikeri Basin. The sites are 

undulating with portions of flatter ground upon which existing development has been 

established. Vegetation cover is mixed grass/lawn areas with scrub/trees on the sloping 

ground. Existing Lot 5 DP 310634, to be new Lot 1, has frontage to existing Esplanade Reserve 

abutting Crown Land which is in turn, adjacent to the Kerikeri River (tidal). 

 

The sites are attractively landscaped with both properties supporting existing built 

development. This consists of reasonably large homes and parking /manoeuvring area, with 

landscaped gardens. Access to both sites is the same (shared), coming off Pa Road.  

 

The sites are mapped in the Operative District Plan as Rural Living and are within the Kerikeri 

Basin Visual Buffer area (heritage area). These mapped features have carried over into the 

Proposed District Plan where the sites are proposed to be zoned Rural Residential and are 

within the Kerikeri Heritage Area – Part B. 

 

All of the land to be within adjusted Lot 1 is mapped as being within the coastal 

environment. The north eastern portion of land to be within adjusted Lot 2 is also mapped as 

being in the coastal environment. 

 

A very small portion of the sites, adjacent to Esplanade Reserve, is mapped as being subject 

to both the 10 and 100 year River Flooding event. This has no impact given both lots are 

already developed. The sites are not mapped as containing any high or outstanding natural 

or landscape values. The sites have previously been within a slightly larger area subject to 

two Archaeological Surveys and Assessments where no archaeological sites were identified 

within or near either lot.  
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The sites do not contain any scheduled or mapped heritage sites or Sites of Significance to 

Maori. The sites do not contain areas of indigenous vegetation and are not within any 

mapped kiwi present or high density kiwi area.  

 

3.2 Legal Interests on Titles 

The properties are subject to, and have appurtenant rights to, a number of easements and 

instruments, summarised below in tabular format. 

 

Lot 1 DP 621657    

Subject to   

Identifier Date Registered Purpose 

5498810.15 2003 Pedestrian right of way, right of way, electricity and 

telecommunications, water supply 

Appurtenant   

5498810.14 2003 Right of way, electricity, telecommunications and water 

supply 

5498810.15 2003 Water supply 

13419054.4 2025 Right of way, a right to drain water and a right to convey 

electricity, telecommunications and water 

13419054.5 2025 Right to drain water 

13419054.6 2025 Right to convey water 

 

Lot 5 DP 310634   

Subject to   

Identifier Date Registered Purpose 

5498810.16 2003 Pedestrian right of way  

Appurtenant   

5357130.9 2002 Right of way and right of electricity, telecommunications and 

water supply 

5498810.15 2003 Water supply 

Land Covenant    

5535500.3 2003 Height covenants 

 

Copies of relevant instruments are attached as part of Appendix 3.  

 

The boundary adjustment includes the Cancellation of Easements created by documents 

D040739.4, 5498810.15, 5498810.16; and Cancellation of Height Restriction Covenant created 

by Document 5535500.3 (the latter was not imposed by Council). Replacement easements 

and height covenants are proposed as shown on the scheme plan(s) in Appendix 1. 

 

3.3 Consent History 

 

The application sites have been involved in a number of historic resource consents, as 

follows: 

 

RC 4633 1993 (subsequently varied in 1994) creating Lots 1-4 DP 168091 

RC 1950759 1995 Creating Lot 5 DP 172257, land now part of the application 

sites 

RC 1960564 1996 Creating Lots 4 & 6 DP 175053, the former being land now part 

of the application sites 
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RC 1960795 1996 Creating Lots 3 & 4 DP 176588 involving land now part of the 

application sites 

RC 1970089 1996 Creating Lots 4 & 8 DP 178347 involving land now part of the 

application sites 

RC 1970242 1996 Creating Lot 7 DP 184641, later becoming Lot 7 DP 310634, 

containing the covenanted pond area on land adjacent to 

the application site 

RC 2000159 1999 Boundary adjustment involving land in the application sites 

RC 2010478 2001 Creating Lots 3, 5, 7 & 8 DP 310634  

RC 2040044  2003 (subsequently varied in 2004 via RC 2040963) but not given 

effect to 

RC 2090386 2010 Application involving land in the application site and 

adjacent site to create four titles – but not given effect to 

RC 2170198 2016 Combined application to create 4 additional lots from land in 

the application site, along with land use consent for breaches 

of impermeable surfaces (Lots 1 & 2) and building coverage 

(Lot 2) – later varied, see below 

RC 2170198-

RMAVAR/A 

2017 Subdivision component varied to introduce staging 

RC 2250381-

RMACOM 

2025 Involving Lot 1 DP 621657 only – 4 lot subdivision and land use 

 

 

The building consent history for the site outlined below, is restricted to the existing 

development to be within proposed Lot 2 and to existing development to be within 

proposed Lot 1. 

 

BC-2004-831, issued in 2004, consented the dwelling to be within proposed Lot 2. RC 2040351-

RMALUC provided for earthworks associated with the creation of the building platform and 

construction of the dwelling. 

 

Also relating to the dwelling on Lot 2, BC-2004-1727, issued in 2004, consented swimming pool 

and water tanks; BC 2007-2219, issued in 2007, consented extensions and pool conservatory 

but was not continued with, instead replaced by BC-2008-1719 issued in 2008. 

 

The dwelling to be within adjusted Lot 1 was first consented via BC-1996-1553, issued in 1996, 

with associated land use consent RC 1960634-RMALUC issued for breaches of height and 

setback. A s139 Certificate of Compliance was issued a year later for a smaller dwelling 

within the same footprint – BC-1997-137. The s139 confirmed no further land use consent was 

required given the smaller footprint. 

 

4.0 SCHEDULE 4 – INFORMATION REQUIRED IN AN APPLICATION 
Clauses 2 & 3: Information required in all applications 

(1) An application for a resource consent for an activity must include the following: 

(a) a description of the activity: 
. 
 

Refer Sections 1 and 5 of this Planning Report. 

(b) an assessment of the actual or 
potential effect on the environment of 

Refer to Section 6 of this Planning Report. 
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the activity: 

(b) a description of the site at which the 
activity is to occur: 
 

Refer to Section 3 of this Planning Report. 

(c) the full name and address of each 
owner or occupier of the site: 
 

This information is contained in the Form 9 attached to the 
application. 

(d) a description of any other activities 
that are part of the proposal to which 
the application relates: 
 

Refer to Sections 3 and 5 of this Planning Report for existing 
activities within the site. The application is for subdivision by 
way of a minor boundary adjustment.    

(e) a description of any other resource 
consents required for the proposal to 
which the application relates: 
 

No other consents are required other than that being applied 
for pursuant to the Far North Operative District Plan.  

(f) an assessment of the activity 
against the matters set out in Part 2: 
 

Refer to Section 7 of this Planning Report. 

(g) an assessment of the activity 
against any relevant provisions of a 
document referred to in section 
104(1)(b), including matters in Clause 
(2): 
 

(a) any relevant objectives, policies, or 

rules in a document; and 
(b) any relevant requirements, 
conditions, or permissions in any rules 
in a document; and 
(c) any other relevant requirements in a 
document (for example, in a national 
environmental standard or other 
regulations). 
 

Refer to Sections 5 & 7 of this Planning Report. 

(3) An application must also include any of the following that apply: 

(a) if any permitted activity is part of the 
proposal to which the application 
relates, a description of the permitted 
activity that demonstrates that it 
complies with the requirements, 
conditions, and permissions for the 
permitted activity (so that a resource 
consent is not required for that activity 
under section 87A(1)): 
 
(b) if the application is affected 
by section 124 or 165ZH(1)(c) (which 
relate to existing resource consents), 
an assessment of the value of the 
investment of the existing consent 
holder (for the purposes of section 
104(2A)): 
 
(c) if the activity is to occur in an area 

Refer sections 3 and 5. The site supports existing residential 
dwellings and ancillary buildings on both adjusted titles.  
 
 
 
 
 
 
 
 
There is no existing resource consent. Not applicable. 
 
 
 
 
 
 
 
The site is not within an area subject to a customary marine 

https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM231904#DLM231904
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM2414711#DLM2414711
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM235206#DLM235206
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM236097#DLM236097
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
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within the scope of a planning 
document prepared by a customary 
marine title group under section 85 of 
the Marine and Coastal Area (Takutai 
Moana) Act 2011, an assessment of 
the activity against any resource 
management matters set out in that 
planning document (for the purposes 
of section 104(2B)). 

 

title group. Not applicable. 

 

Clause 4: Additional information required in application for subdivision consent 

(4) An application for a subdivision consent must also include information that adequately defines the 
following: 

(a) the position of all new boundaries: 
(b) the areas of all new allotments, 
unless the subdivision involves a cross 
lease, company lease, or unit plan: 
(c) the locations and areas of new 
reserves to be created, including any 
esplanade reserves and esplanade 
strips: 
(d) the locations and areas of any 
existing esplanade reserves, 
esplanade strips, and access strips: 
(e) the locations and areas of any part 
of the bed of a river or lake to be 
vested in a territorial authority 
under section 237A: 
(f) the locations and areas of any land 
within the coastal marine area (which is 
to become part of the common marine 
and coastal area under section 237A): 
(g) the locations and areas of land to 
be set aside as new roads. 

 

Refer to Scheme Plans in Appendix 1.  

 

Clause 5: Additional information required for application for reclamation – not applicable. 

Clause 6: Information required in assessment of environmental effects 

(1) An assessment of the activity’s effects on the environment must include the following information: 

(a) if it is likely that the activity will 
result in any significant adverse effect 
on the environment, a description of 
any possible alternative locations or 
methods for undertaking the activity: 
 

Refer to Section 7 of this planning report. The activity will not 
result in any significant adverse effect on the environment. 

(b) an assessment of the actual or 
potential effect on the environment of 
the activity: 

Refer to Section 6 of this planning report. 

(c) if the activity includes the use of 
hazardous installations, an assessment 
of any risks to the environment that are 

Not applicable as the application does not involve hazardous 
installations. 

https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM3597401#DLM3597401
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM237276#DLM237276
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM237276#DLM237276
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likely to arise from such use: 
 

(d) if the activity includes the discharge 
of any contaminant, a description of— 

(i) the nature of the discharge and 
the sensitivity of the receiving 
environment to adverse effects; 
and 
(ii) any possible alternative 
methods of discharge, including 
discharge into any other receiving 
environment: 

 

The subdivision does not involve any discharge of 
contaminant. 

(e) a description of the mitigation 
measures (including safeguards and 
contingency plans where relevant) to 
be undertaken to help prevent or 
reduce the actual or potential effect: 
 

Refer to Section 6 of this planning report.  

(f) identification of the persons affected 
by the activity, any consultation 
undertaken, and any response to the 
views of any person consulted: 
 

Refer to Section 8 of this planning report. No affected persons 
are identified. 

g) if the scale and significance of the 
activity’s effects are such that 
monitoring is required, a description of 
how and by whom the effects will be 
monitored if the activity is approved: 
 

No monitoring is required as the scale and significance of 
effects does not warrant any. 

(h) if the activity will, or is likely to, have 
adverse effects that are more than 
minor on the exercise of a protected 
customary right, a description of 
possible alternative locations or 
methods for the exercise of the activity 
(unless written approval for the activity 
is given by the protected customary 
rights group). 

No protected customary right is affected.  

 

Clause 7: Matters that must be addressed by assessment of environmental effects (RMA) 

(1) An assessment of the activity’s effects on the environment must address the following matters: 

(a) any effect on those in the 
neighbourhood and, where relevant, 
the wider community, including any 
social, economic, or cultural effects: 

Refer to Sections 6 and 8 of this planning report and also to the 
assessment of objectives and policies in Section 7. 

 (b) any physical effect on the locality, 
including any landscape and visual 
effects: 

Refer to Section 6. The proposed activity will have no more than 
minor effects on the physical environment and landscape and 
visual amenity values.  

(c) any effect on ecosystems, including 
effects on plants or animals and any 
physical disturbance of habitats in the 

Refer to Section 6. The proposal will have no more than minor 
effects on habitat and ecosystems.   
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vicinity: 

(d) any effect on natural and physical 
resources having aesthetic, 
recreational, scientific, historical, 
spiritual, or cultural value, or other 
special value, for present or future 
generations: 

Refer to Section 6, and above comments 

(e) any discharge of contaminants into 
the environment, including any 
unreasonable emission of noise, and 
options for the treatment and disposal 
of contaminants: 

The subdivision will not result in the discharge of contaminants, 
nor any unreasonable emission of noise. 

(f) any risk to the neighbourhood, the 
wider community, or the environment 
through natural hazards or hazardous 
installations. 

The subdivision site is not subject to natural hazards and does 
not involve hazardous installations. 

 

5.0 ACTIVITY STATUS  

 

5.1 Operative District Plan 

The site is zoned Rural Living and is within the Kerikeri Basin Visual Buffer area.  

Subdivision: 

Table 13.7.2.1: Minimum Lot Sizes 

 

 (i) RURAL LIVING ZONE 

Controlled Activity Status (Refer 

also to 13.7.3) 

Restricted Discretionary Activity 

Status (Refer also to 13.8) 

Discretionary Activity Status 

(Refer also to 13.9) 

The minimum lot size is 4,000m2  The minimum lot size is 3,000m2 

 

Both adjusted lots created will remain in excess of 4,000m2 – controlled activity.  

 

13.7.1 BOUNDARY ADJUSTMENTS: ALL ZONES EXCEPT THE RECREATIONAL ACTIVITIES AND 

CONSERVATION ZONES Boundary Adjustments Performance Standards  

 

Boundary adjustments to lots may be carried out as a controlled (subdivision) activity provided that:  

(a) there is no change in the number and location of any access to the lots involved; and  

(b) there is no increase in the number of certificates of title; and  

(c) the area of each adjusted lot complies with the allowable minimum lot sizes specified for the 

relevant zone, as a controlled activity in all zones except for General Coastal or as a restricted 

discretionary activity in the General Coastal Zone (refer Table 13.7.2.1); except that where an existing 

lot size is already non-complying the degree of non-compliance shall not be increased as a result of 

the boundary adjustment; and  

(d) the area affected by the boundary adjustment is within or contiguous with the area of the original 

lots; and  

(e) all boundary adjusted sites must be capable of complying with all relevant land use rules (e.g 

building setbacks, effluent disposal); and  
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(f) all existing on-site drainage systems (stormwater, effluent disposal, potable water) must be wholly 

contained within the boundary adjusted sites.  

 

Applications under this rule will not be notified but where these conditions cannot be met the 

application will be considered under the relevant zone rules set out in Rules 13.7.2 to 13.7.10. 

 

(a) There is no change in the number and location of any access to the lots involved. 

(b) There is no increase in the number of certificates of title. 

(c) The area of each adjusted lot complies with the allowable minimum lot size specified 

for the relevant zone (Rural Living). 

(d)  The area affected by the boundary adjustment is within or contiguous with the area of 

the original lots. 

(e) All boundary adjusted sites are capable of complying with the relevant land use rules, 

or have land use consent / certificates of compliance for any breaches. 

(f) All existing onsite drainage systems are wholly contained within the boundary adjusted 

sites, or where drainage is over other land, will have the appropriate easements – refer 

to scheme plan(s). 

 

I consider the proposal meets all of parts (a)-(f) and is a controlled activity. Should the 

Council disagree with this opinion, the application remains under the same category of 

activity in any event given the size of the allotments and existing consents. 

 

Zone Rules 

 

Existing development to be within Lot 2 is existing and consented, most recently through RC 

2250429-RMACOM. Existing development to be within the adjusted Lot 1 is estimated to have 

between 20-25% site coverage. However, like the development within Lot 2, the 

impermeable surfaces within  Lot 1 are consented via RC 2170198-RMACOM. Building 

coverage is less than the 10% permitted threshold.  

 

District Wide Rules: 

 

12.3.6.1.2 Excavation and/or Filling – none required.   

 

The site contains nothing to which other rules in Chapter 12 relate to in terms of landscape, 

natural character, indigenous vegetation or scheduled heritage items, or hazardous facilities 

or storage. The property is within the Kerikeri Basin Visual Buffer Area, however there are no 

subdivision rules relating to the Buffer Area. 

 

Rules in Chapter 15.1 Traffic, Parking and Access: 

 

All access is existing. I have not identified any breaches of Chapter 15.1.6C.  

 

5.2 Proposed District Plan 

The Proposed District Plan (PDP) was publicly notified on 27th July 2022. Regard must therefore 

be had to Objectives and Policies within the PDP relevant to the site. Legal effect must also 
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be given to any rules that the Council has identified in the PDP as having immediate legal 

effect. Such rules may affect activity status of an application. 

 

In this instance I have examined the PDP, where the application site is zoned Rural 

Residential. There are no zone rules that have legal effect and therefore rules applying to the 

Rural Residential Zone do not have to be considered in regard this application, or its activity 

status. 

 

In regard to district wide considerations in the PDP, the only rules in the Subdivision chapter 

that are marked as having immediate legal effect are those pertaining to Environmental 

Benefit Subdivisions (not applicable in this instance); Subdivision of a site within a heritage 

area overlay (applicable – see commentary below); Subdivision of a site that contains a 

scheduled heritage resource (again not applicable); Subdivision of a site containing a 

scheduled site and area of significance to Maori (not applicable); and Subdivision of a site 

containing a scheduled SNA (not applicable). 

 

SUB-R13 Subdivision of a site within a heritage area overlay is a restricted discretionary activity 

under the PDP, where the matters of discretion are limited. These matters are assessed in 

Section 6.0 below. The overall category of activity therefore changes to restricted 

discretionary, pursuant to SUB-R13.  

 

There are two earthworks rules and associated standards in the PDP that have legal effect. 

The requirements of those rules – related to observance of the ADP, and G05 Erosion and 

Sediment Control standards, can be achieved via conditions of consent.   

 

6.0 ASSESSMENT OF ENVIRONMENTAL EFFECTS 

6.1 Allotment Sizes and Dimensions 

Both proposed lots support existing built development. The area of land within each lot is not 

changing, only the location of boundary. The minor change in boundary alignment has no 

impact on existing built development.  

6.2 Natural and Other Hazards 

The sites are both already developed and that development is not within any area subject to 

natural hazard. 

 

6.3 Water Supply 

Reticulated water connections are not available and both lots, already developed, are 

served via rainwater storage tank(s).  

6.4 Energy Supply & Telecommunications 

Both lots have existing residential units, with services.  
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6.5 Stormwater Disposal  

Development is existing on both lots. The coverage to be within both lots has been previously 

consented through previous resource consents issued by the Council.   

6.6 Sanitary Sewage Disposal 

Both adjusted lots have residential units with existing on-site wastewater treatment and 

disposal systems in place. All components of each system remain within the respective 

adjusted lot boundaries.  

6.7 Easements for any purpose 

The scheme plan(s) attached in Appendix 1 show proposed easements in gross in favour of 

both Top Energy and Chorus, along with a Memorandum of Easements in terms of existing 

pedestrian rights of way and stormwater. Both have existing appurtenant right of way and 

services from Pa Road. These appurtenant rights are not required to be shown on a scheme 

plan.  

Proposed Easement A is new, designed to enable the owner of Lot 2 to access the bottom 

end of their title (post boundary adjustment) to carry out maintenance.  

The scheme plan also shows existing easements to be cancelled, the height restriction 

covenant to be cancelled, and the replacement height sloping and flat plane height 

restrictions to be re-imposed. These height restrictions are the subject of a private land 

covenant, and not a requirement of the Council. 

6.8 Property Access 

All access is existing and leads to existing development. The boundary adjustment does not 

require any re-alignment of existing access and does not create any additional 

development rights.  

6.9 Preservation and enhancement of heritage resources (including cultural), 

vegetation, fauna and landscape, and land set aside for conservation 

purposes 

Features 

 

The site is zoned Rural Living under the ODP, and Rural Residential under the PDP. The latter 

shows a portion of the sites as being within the ‘coastal environment’. However, both sites 

are already developed and the boundary adjustment does not create any additional 

buildable area within the coastal environment.  

 

The sites are within the Kerikeri Basin (Heritage) Visual Buffer Area as mapped in the ODP, and 

within the Kerikeri Heritage Area – Part B as mapped in the PDP. The latter feature renders the 

boundary adjustment subdivision a restricted discretionary activity under the PDP whereas 

the subdivision component is a controlled activity under the ODP. Both lots support existing 
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development and the proposed boundary adjustment therefore has no impact on heritage 

values.  

No NZAA recorded Archaeological Sites have been identified within either lot.  

The site is not mapped as having any landscape or natural character values.  

Vegetation/habitat & Fauna 

The properties are extensively landscaped with a mixture of indigenous and exotic naturally 

occurring and ‘arranged’ vegetation and plantings. The site is not mapped as supporting 

kiwi. Both lots support existing buildings. There is no need to impose any conditions on either 

lot as a result of this boundary adjustment. 

Heritage/Cultural 

There are no listed or mapped Sites of Significance to Maori on the application sites, nor any 

historic buildings, sites, notable trees or registered archaeological sites as mapped and/or 

listed in the District Plan or Far North Maps. The sites are outside the Kerikeri Basin Heritage 

Precinct but within the Visual Buffer Area associated with that heritage precinct, and within 

the PDP’s Kerikeri Heritage Area’s Part B.  

 

The latter has immediate legal effect and renders the subdivision a restricted discretionary 

activity under the PDP, where the matters of discretion are restricted to the following: 

 

a) The heritage values of the Heritage Area Overlay; 

b) Whether the allotments are of a size that will ensure sufficient land is provided around 

any scheduled Heritage resource to provide a suitable heritage setting and protect 

associated heritage values; 

c) Whether there are measures to minimise obstruction of views of any scheduled 

Heritage Resource from adjoining public spaces that may result from any future land 

use or development; 

d) Any consultation with Heritage NZ, DoC and tangata whenua; and 

e) Provision of legal and physical access to any scheduled Heritage resource within the 

subdivision if appropriate to maintain, protect, or enhance it. 

 

The site does not contain any scheduled Heritage resource and therefore parts b) & c) are 

not relevant.  

 

 

The ‘values’ of the overlay area are associated with the slopes surrounding the pa and 

missionary settlement. The application site is across the water from both. The Stone Store and 

surrounding buildings cannot be seen from the site and vice versa. The site shows no ‘legacy’ 

of early horticultural subdivision pattern. Given that the lots involved in this boundary 

adjustment are both already fully developed, it is highly unlikely that this boundary 

adjustment will have any impact on heritage values. Consultation with Heritage NZ, DoC or 

tangata whenua has therefore not been considered necessary.  
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Rule 12.5A.6.3.3 of the ODP requires consent for any alterations and/or new buildings within 

the Visual Buffer, as a restricted discretionary activity, where the matters to which the Council 

restricts its discretion are: 

(a) The form of the building and colour of all exterior surfaces, so as to ensure the 

appropriate use of colour and to avoid visual dominance in relation the Kerikeri 

Mission Station buildings; and 

(b) The location of the buildings in respect of the Kerikeri Mission Station, Kororipo Pa and 

other archaeological sites. 

 

This rule will apply to any future re-development within the adjusted lots. 

 

Additions or alterations to existing buildings in the Kerikeri Heritage Area, Part B, are subject to 

HA-R2 and are generally permitted provided compliance with HS-S1 (setback from 

scheduled Heritage Resource) and HS-S2 Heritage Colours are met – albeit the latter does 

not apply if the additions or alterations are painted to match the existing building. 

 

New buildings or structures within Part B are permitted where not located within a site 

containing a scheduled Heritage Resource; and where they meet the required setback from 

a scheduled Heritage Resource (Rule HA-R4 refers).  

 

I do not believe it necessary to impose any conditions relating to heritage values as part of 

this boundary adjustment. 

 

6.12 Soil 

 

The site is zoned for large lot living as opposed to productive use. The PDP reinforces this 

zoning and the intent of Council to see large lot residential development along Kerikeri Inlet 

Road and its side roads. The proposal simply adjusts boundaries around existing built 

development. The life supporting capacity of soils will not be unduly compromised.  

 

6.13 Access to, and protection of, waterbodies 

The site has no boundary with a qualifying waterbody that would require the provision of 

access. Lots 1 adjoins an existing Esplanade Reserve which in turn abuts Crown Land with a 

tidal river boundary beyond that. There are no natural waterbodies within the site. The 

boundary with Esplanade Reserve remains unchanged. 

6.14 Land use compatibility (reverse sensitivity) 

The area is predominantly large lot residential in nature. The boundary adjustment does not 

change either lot’s area and does not increase the risk of land use incompatibility.  

6.15 Proximity to Airports  

The site is outside of any identified buffer area associated with the Bay of Islands Airport. 
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6.16 Natural Character of the Coastal Environment 

The sites are partially within the coastal environment as mapped in both the Regional Policy 

Statement for Northland, and the FNDC’s Proposed District Plan. However, both lots already 

support built environment and as such, the boundary adjustment has no adverse effects on 

the natural character of the coastal environment.  

6.17 Positive Effects 

 

The purpose of this boundary adjustment is provide a property owner with autonomy over 

the presence, and height of vegetation directly in front of their dwelling and between that 

dwelling and the river/inlet. This boundary adjustment enables better management of each 

respective lot involved.   

7.0 STATUTORY ASSESSMENT  

7.1 Operative District Plan Objectives and Policies 

Objectives and policies relevant to this proposal are considered to be primarily those listed in 

Chapters 8.7 (Rural Living Zone); and 13 (Subdivision), of the District Plan.  Also of some limited 

relevance are objectives and policies in Chapter 12.5A (Heritage Precincts) related to the 

visual aspects of development within the Visual Buffer area associated with the Kerikeri Basin 

Heritage Precinct.  

Subdivision Objectives & Policies 

Objectives 

13.3.1 To provide for the subdivision of land in such a way as will be consistent with the purpose of the 

various zones in the Plan, and will promote the sustainable management of the natural and physical 

resources of the District, including airports and roads and the social, economic and cultural well being 

of people and communities  

This is an enabling objective. The boundary adjustment simply shifts lines, with neither lot 

gaining or losing any land in terms of total area. Both pieces of land already support built 

development. The proposal promotes the social and economic well being of people and 

communities.  

Significant adverse effects on the natural and physical environment can be avoided, 

remedied or mitigated. The proposed subdivision promotes sustainable management and is 

an efficient use and development of the land. In providing for continued residential use in 

the circumstances outlined above, I do not believe the proposal to be contrary to Objective 

13.3.1. 

13.3.2 To ensure that subdivision of land is appropriate and is carried out in a manner that does not 

compromise the life-supporting capacity of air, water, soil or ecosystems, and that any actual or 

potential adverse effects on the environment which result directly from subdivision, including reverse 

sensitivity effects and the creation or acceleration of natural hazards, are avoided, remedied or 

mitigated.  
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The proposal is appropriate for the site and practical. There are no actual or potential 

adverse effects.   

13.3.3 To ensure that the subdivision of land does not jeopardise the protection of outstanding 

landscapes or natural features in the coastal environment.  

The site is not mapped as containing any outstanding landscape or natural feature. The part 

of the sites that are within the coastal environment already support built development. The 

proposal does not create any additional development rights within the coastal environment.  

13.3.4 To ensure that subdivision does not adversely affect scheduled heritage resources through 

alienation of the resource from its immediate setting/context. 

The site is not within a heritage precinct and contains no scheduled heritage resources. The 

proposed boundary adjustment does not create any additional lot.  

13.3.5 To ensure that all new subdivisions provide a reticulated water supply and/or on-site water 

storage and include storm water management sufficient to meet the needs of the activities that will 

establish all year round.  

The sites support homes that provide for their own on-site water storage for potable use. 

Stormwater management is existing in both cases.  

13.3.7 To ensure the relationship between Maori and their ancestral lands, water, sites, wahi tapu and 

other taonga is recognised and provided for. 

And related Policy 

13.4.11 That subdivision recognises and provides for the relationship of Maori and their culture and 

traditions, with their ancestral lands, water, sites, waahi tapu and other taonga and shall take into 

account the principles of the Treaty of Waitangi. 

The site is not known to contain any sites of cultural significance to Maori, or wahi tapu. There 

are no identified (and mapped) archaeological sites within the boundaries of either lot. The 

site does not directly adjoin any waterbody.   

13.3.8 To ensure that all new subdivision provides an electricity supply sufficient to meet the needs of 

the activities that will establish on the new lots created. 

There is existing reticulated power connection to the lots. 

13.3.10 To ensure that the design of all new subdivision promotes efficient provision of infrastructure, 

including access to alternative transport options, communications and local services. 

Not a new subdivision creating additional lots. 

Objective 13.3.11 is not discussed further as there is no National Grid on or near the subject 

site.   
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Policies 

13.4.1 That the sizes, dimensions and distribution of allotments created through the subdivision process 

be determined with regard to the potential effects including cumulative effects, of the use of those 

allotments on:  

(a) natural character, particularly of the coastal environment;  

(b) ecological values;  

(c) landscape values;  

(d) amenity values;  

(e) cultural values;  

(f) heritage values; and  

(g) existing land uses.  

 

The values outlined above, along with existing uses, have been discussed earlier in this report. 

I believe regard has been had to items (a) through (g) in the design of the subdivision.  

 

13.4.2 That standards be imposed upon the subdivision of land to require safe and effective vehicular 

and pedestrian access to new properties. And 

13.4.5 That access to, and servicing of, the new allotments be provided for in such a way as will avoid, 

remedy or mitigate any adverse effects on neighbouring property, public roads (including State 

Highways), and the natural and physical resources of the site caused by silt runoff, traffic, excavation 

and filling and removal of vegetation. 

Access to the site is off an existing public road (sealed). 

13.4.3 That natural and other hazards be taken into account in the design and location of any 

subdivision. 

The sites are already developed. 

13.4.4 That in any subdivision where provision is made for connection to utility services, the potential 

adverse visual impacts of these services are avoided. 

Internal to the site, utility services are underground.  

13.4.6 That any subdivision proposal provides for the protection, restoration and enhancement of 

heritage resources, areas of significant indigenous vegetation and significant habitats of indigenous 

fauna, threatened species, the natural character of the coastal environment and riparian margins, and 

outstanding landscapes and natural features where appropriate. 

The sites do not contain any scheduled heritage resource or area of significant indigenous 

vegetation or habitat. Part of the sites are within the coastal environment, but these parts of 

the sites already support existing built development.     

13.4.8 That the provision of water storage be taken into account in the design of any subdivision.  

This is discussed earlier. Each lot provides for on-site water storage. 

13.4.13 Subdivision, use and development shall preserve and where possible enhance, restore and 

rehabilitate the character of the applicable zone in regards to s6 matters. In addition subdivision, use 

and development shall avoid adverse effects as far as practicable by using techniques including:  
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(a) clustering or grouping development within areas where there is the least impact on natural 

character and its elements such as indigenous vegetation, landforms, rivers, streams and wetlands, and 

coherent natural patterns;  

(b) minimising the visual impact of buildings, development, and associated vegetation clearance and 

earthworks, particularly as seen from public land and the coastal marine area;  

(c) providing for, through siting of buildings and development and design of subdivisions, legal public 

right of access to and use of the foreshore and any esplanade areas;  

(d) through siting of buildings and development, design of subdivisions, and provision of access that 

recognise and provide for the relationship of Maori with their culture, traditions and taonga including 

concepts of mauri, tapu, mana, wehi and karakia and the important contribution Maori culture makes 

to the character of the District (refer Chapter 2 and in particular Section 2.5 and Council’s “Tangata 

Whenua Values and Perspectives” (2004);  

(e) providing planting of indigenous vegetation in a way that links existing habitats of indigenous fauna 

and provides the opportunity for the extension, enhancement or creation of habitats for indigenous 

fauna, including mechanisms to exclude pests;  

(f) protecting historic heritage through the siting of buildings and development and design of 

subdivisions.  

(g) achieving hydraulic neutrality and ensuring that natural hazards will not be exacerbated or induced 

through the siting and design of buildings and development.  

 

S6 matters (National Importance) are addressed later in this report. 

 

In addition: 

(a) The proposal does not create any additional lot or development right;  

(b) The proposal has little or no impact on natural character values, indigenous 

vegetation, landforms, rivers, streams or wetlands;  

(c) The site does not directly adjoin any stream or river and no public access is therefore 

required; 

(d) The proposal is not believed to negatively impact on the relationship of Maori with 

their culture; 

(e) There are no existing significant habitat or areas of significant indigenous vegetation; 

(f) There are no scheduled heritage resources on the site and although within the Kerikeri 

Basin Visual Buffer Area, the lots are already developed; and 

(g) The site is not subject to any hazard that prevents the continuation of built 

development within the lots.  

 

I consider the proposal to be consistent with Policy 13.4.13. 

 

13.4.14 That the objectives and policies of the applicable environment and zone and relevant parts of 

Part 3 of the Plan will be taken into account when considering the intensity, design and layout of any 

subdivision. 

 

The subdivision has had regard to the underlying zone’s objectives and policies.  

 

In summary, I believe the proposal to be consistent with the above Objectives and Policies. 
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Rural Living Zone Objectives and Policies 

Both adjusted sites support existing residential activity. The boundary adjustment is a 

controlled activity. The proposal is not contrary to any of the objectives or policies applying 

to the Rural Living Zone.    

Relevant Heritage Precinct Objectives and Policies 

The site is not within the Kerikeri Basin Heritage Precinct but is located within the associated 

“visual buffer” around that precinct. The ODP describes the purpose of this visual buffer as 

follows: 

Historic values of the Kerikeri Basin Heritage Precinct can be adversely affected by the nature and 

scale of development within the visual buffer around this precinct. The Kerikeri Basin Heritage Precinct 

Visual Buffer is therefore identified and a rule applying to any buildings within this zone included in the 

Plan to provide the ability to control the form, colour and location of development in order to avoid 

visual dominance in relation to the Kerikeri Mission Station buildings and to Kororipo Pa. 

Objectives 

12.5A.3.1 To recognise and protect retain the heritage values of the various heritage precincts derived 

from the sites, buildings and objects of historic significance, and to protect such sites, buildings and 

objects from inappropriate subdivision, use and development.  

12.5A.3.2 To recognise and protect the heritage values of the various heritage precincts derived from 

the archaeological sites of the precincts and to retrieve and record archaeological evidence where 

appropriate.  

12.5A.3.3 To recognise and protect the special character of the various heritage precincts that derives 

from the built form in combination with the landforms. 

The proposal does not adversely impact on the heritage values of the heritage precinct and 

is appropriate for the location. Whilst the site is visible from the Kororipo Pa’s high point, it is 

substantially landscaped such that built environment is not visually dominant. The proposal 

does not create any additional development rights, with both lots already developed.  

Policies 

12.5A.4.1 That the type, scale and nature of alterations to existing buildings be limited so as to ensure 

the retention of the heritage character of the various heritage precincts and of buildings of historic 

significance within those heritage precincts. 

12.5A.4.3 That the location, scale and nature of new buildings and structures be controlled so as to not 

adversely affect the historic character, streetscape or landscape values of the various heritage 

precincts and of buildings of historic significance within those heritage precincts.  

12.5A.4.4 That archaeological sites are protected from damage or destruction, and that 

archaeological information is retrieved whenever appropriate.  

12.5A.4.5 That the heritage values of The Strand and Kerikeri Basin Heritage Precincts are not adversely 

affected by inappropriate outdoor advertising. 
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The proposal does not involve alterations to existing buildings and does not propose new 

buildings.  

In summary, I believe the proposal to be consistent with the relevant Heritage Precinct 

objectives and policies. 

7.2 Proposed District Plan Objectives and Policies 

The following is an assessment of the proposal against relevant objectives and policies in the 

PDP.  

 

The most relevant Policy is: 

 

SUB-P1 Enable boundary adjustments that:  

(a) do not alter: 

i. the degree of non compliance with District Plan rules and standards;  

ii. the number and location of any access; and 

iii. the number of certificates of title; and 

iv. are in accordance with the minimum lot sizes of the zone and comply with 

access, infrastructure and esplanade provisions.   

 

The proposal meets all of i through iv above. As such, the proposal should be ‘enabled’. The 

boundary adjustment results in the efficient use of land (SUB-O1); has existing infrastructure 

(SUB-O3); and there is existing Esplanade Reserve (SUB-O4). 

 

Allotment sizes are consistent with the zone’s purpose, characteristics, qualities and minimum 

allotment sizes. They contain existing built development and have legal and physical access 

(SUB-P3). The proposal has no adverse effects on natural environment values, historical and 

cultural values, and there is no additional hazard risk (SUB-P4).  

 

Rural Residential Zone Objectives: 

 

I consider the proposal to be consistent with the zone objectives and policies, largely 

because (a) no land use proposal is being proposed; and (b) no additional lot is being 

proposed.  

 

Heritage Area Overlay (relevant Objectives and Policies) 

 

The PDP provides an overview of the Kerikeri Heritage Area Overlay: 

 

The Kerikeri Heritage Area Overlay contains Heritage Resources of regional and national significance.   

The Kerikeri Basin forms the heart of the overlay and is a registered historic area under the HNZP. The  

historic character of the Kerikeri Basin derives from its outstanding historic significance as one of the first 

areas in New Zealand characterised by contact between Maori and European colonial settlement. The 

Heritage Area Overlay contains several Category 1 historic buildings and features, Sites and Areas of  

Significance to Māori, a historic pa site, and archaeological and historic sites of critical importance to 

the nation’s heritage. The Kerikeri Heritage Area Overlay has been separated into two parts: 

.... 

Part B:                   

Covers the archaeologically sensitive slopes surrounding Kororipo Pā and the Church Missionary  

https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/74
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/74
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Settlement (CMS).  The north and east ridge line also provide the sightlines from Kororipa Pa. There still 
remains a legacy of early horticultural subdivision pattern which supports the identity of Kerikeri, 

predominantly located along the Kerikeri Inlet Road ridgeline.  

 

HA-O1 applies to all Heritage Area Overlays: 

The heritage values of Heritage Area Overlays, as derived from the sites, buildings and objects of  

historic significance, archaeological sites and landform, are identified and protected.  

  

HA-P2 and P3 apply specifically to the Kerikeri Heritage area overlay: 

HA-P2 To maintain the integrity of the Kerikeri Heritage area overlay and protect the heritage values by  

retaining the visual dominance and connection of the Kerikeri Mission Station buildings and Kororipo Pa 

through:  

a. the control of the scale, form, colour; and 

b. location of alterations and development of buildings or structures.   

HA-P3 To maintain visual connection to Kororipo Pā, the Stone Store and Kemp House by limiting built 

development and landscaping within Part B to protect viewshafts of Kororipo Pā. 

The proposal does not create any additional development right to that which already exists. 

Lots are already built on and no additional titles are created.  

I consider the proposal consistent with the above relevant objective and policies.  

7.3 Part 2 Matters 

5 Purpose 

(1) The purpose of this Act is to promote the sustainable management of natural and physical 

resources. 

(2) In this Act, sustainable management means managing the use, development, and protection of 

natural and physical resources in a way, or at a rate, which enables people and communities to 

provide for their social, economic, and cultural well-being and for their health and safety while— 

(a) sustaining the potential of natural and physical resources (excluding minerals) to meet the 

reasonably foreseeable needs of future generations; and 

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

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

 

The proposal provides for peoples’ social and economic well being, and for their health and 

safety, while sustaining the potential of natural and physical resources, safeguarding the life-

supporting capacity of air, water, soil and the ecosystems; and avoiding, remedying or 

mitigating adverse effects on the environment (s5).   

 

The application site is in an area zoned (and developed) for low density housing. As such 

‘natural character’ is less than that found on open and pristine coastlines and headlands. 

The boundary adjustment is appropriate for the site. There is existing public access and I do 

not believe the proposal affects the relationship of Maori with their culture and traditions with 

water. Heritage values are not adversely affected. There is no significant risk of hazard (s6).  
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Regard has been had to any relevant parts of Section 7 of the RMA, “Other Matters”. These 

include 7(b), (c), (d) and (f). It is considered that the proposal represents efficient use and 

development of a site.  

 

The principles of the Treaty of Waitangi have been considered and it is believed that this 

proposed subdivision does not offend any of those principles (s8).  

 

In summary, it is considered that all matters under s5-8 inclusive have been adequately taken 

into account. 

 

7.4 National Environmental Standards 

The National Environmental Standard for Assessing and Managing Contaminants in Soil to 

Protect Human Health (NES-CS) is not relevant as I can find no evidence to suggest the site 

has ever been used for horticulture. There is no natural inland wetland on the site to which 

the NES Freshwater would apply, and no areas of significant indigenous vegetation. 

7.5 National and Regional Policy Statements  

I have not identified any national policy statements relevant to this proposal. The site is not 

zoned General Rural or Rural Production in either the Operative or Proposed District Plan and 

therefore the NPS Highly Productive Land does not apply. No indigenous vegetation is 

affected and therefore the NPS Indigenous Biodiversity is not relevant. 

The Regional Policy Statement for Northland contains objectives and policies related to 

infrastructure and regional form and economic development. These are enabling in 

promoting sustainable management in a way that is attractive for business and investment. 

The proposal is consistent with these objectives and policies. 

8.0 s95A-E ASSESSMENT & CONSULTATION   

8.1 S95A Public Notification Assessment 

There are no circumstances requiring public notification, and effects on the wider 

environment are no more than minor. Public notification is not required. 

 

8.2 S95B Limited Notification Assessment 

 

There are no circumstances under which Limited Notification is required and no affected 

persons have been identified.  

 

8.3 S95D Level of Adverse Effects  

 

The AEE in this report assesses effects on the environment and concludes that these will be 

less than minor. As such public notification is not required. 

 

 



  Thomson Survey Limited 
Subdivision (Boundary Adjustment) Proposal  Dec-25 
__________________________________________________________________________________________ 

____________________________________________________________________________________________________ 
Page | 22 

Planning Report and Assessment of Environmental Effects Job # 10766 

   
 
 

 

8.4 S95E Affected Persons & Consultation 

 

A person is an ‘affected person’ if the consent authority decides that the activity’s adverse 

effects on the person are minor or more than minor (but are not less than minor). A person is 

not an affected person if they have provided written approval for the proposed activity. No 

adverse effects have been identified. 

 

Whilst the sites are within the Kerikeri Basin Visual Buffer and PDP’s Heritage Overlay - Part B, 

they do not contain any heritage or cultural sites or values or, to use PDP terminology, any 

scheduled Heritage resource. This, coupled with the fact that the sites are already 

developed, leads me to the conclusion that no pre lodgement consultation is necessary with 

Heritage NZ. 

 

9.0 CONCLUSION 

The site is considered suitable for the proposed boundary adjustment subdivision. There are 

no adverse effects on the wider environment. The proposal is considered consistent with the 

relevant objectives and policies of the Operative and Proposed District Plans, and relevant 

objectives and policies of the National and Regional Policy Statements, and consistent with 

Part 2 of the Resource Management.  

There is no District Plan rule or national environmental standard that requires the proposal to 

be publicly notified. No affected persons have been identified.  

It is requested that the Council give favourable consideration to this application and grant 

consent. 

 

Signed      Dated    16th December 2025 

Lynley Newport,  

Senior Planner   

Thomson Survey Ltd 
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10.0 LIST OF APPENDICES 

 

Appendix 1 Scheme Plan(s) 

Appendix 2 Location Plan   

Appendix 3 Records of Title & Easement Instruments 

Appendix 4 RC 2250381-RMACOM 
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