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1. Introduction 

 

1.1 My name is Joseph Brady Henehan. I am a planning consultant working for Reyburn and Bryant 

in Whangarei. I hold a Bachelor of Environmental Planning from the University of Waikato.  I am 

a full member of the New Zealand Planning Institute (MNZPI). 

1.2 I have 11 years of experience as a planning consultant in the Northland region. My role has 

typically been to lead project teams through various resource consent, notice of requirement, and 

plan change processes, and to provide environmental and strategic planning advice for these 

projects. 

1.3 Most of my work has been in the Northland Region, and so I am very familiar with the history, 

content, and structure of the Far North District Plan and the higher-level planning documents. 

2. Code of conduct  

2.1 I have read and agree to abide by the Environment Court’s Code of Conduct for Expert Witnesses 

(2023). This evidence is within my area of expertise. I have not omitted to consider any material 

facts known to me that might alter or detract from the opinions expressed. 

3. Background and context 

Site description 

3.1 The submitter, Meridian Farm Ltd (MF), own a farm located at 119 Redcliffs Road, Kerikeri.  The 

farm is held in two separate titles referenced RT 1152198 (Lot 3 DP 596251) and RT 309510 (Lot 

2 DP 376997). The farm has a combined area of 68.0907ha.  

3.2 A plan showing the location of the MF land is provided at Figure 1 below: 

 

Figure 1: Site location (Source: FNDC GIS) 

RT 309510 

RT 1152198 
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3.3 RT 1152198 was recently created under an approved subdivision consent referenced 2220308-

RMASUB. This consent approved the subdivision of the underlying parcel (Lot 1 DP 94462) into 

five lots. This subdivision included four rural lifestyle lots ranging between 2-4ha in size and one 

larger balance site with an area of 37.3260ha. Copies of the 2220308-RMASUB decision and 

approved plans are included in Attachment 1. The approved scheme plan is shown in Figure 2 

below: 

 

Figure 2: Approved subdivision scheme plan 

3.4 Stage 1 of this subdivision has been completed, resulting in the creation of Lots 1, 2 and 3 DP 

596251. Stage 2 of the subdivision, which will result in the creation of Lots 3, 4 and 5 as shown 

above, is yet to be completed under Section 224c of the RMA, 1991.  

3.5 RT 309510 (Lot 2 DP 376997) has also recently been approved to be subdivided into three lots 

under reference 2230005-RMASUB. Copies of the 2230005-RMASUB decision and approved 

plans are included in Attachment 1. The approved scheme plan is provided in Figure 3 below: 

 

Figure 3: Scheme plan showing proposed subdivision of Lot 2 DP 376997 
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3.1 A plan has been prepared showing the approved allotments across the two titles subject to this 

submission. This plan is enclosed in Attachment 2.  

Soil composition and land use capability 

3.2 Two geotechnical reports have been prepared for the above subdivisions and these are included 

in Attachment 3. Highlighted in each report are reference to soil types. These soil investigations 

identify topsoil depths of only 0.25m (max). Natural greywacke residual soils were encountered 

underlying topsoil consisting of “silty clay, clayey silt, and sandy clay, light grey mottled grey, light 

grey mottled yellowish brown, moist to wet, highly plastic and stiff to hard”.  

3.3 Significant portions of the sites are also encumbered by volcanic rocks, which inhibits the land for 

productive use. See Figure 4 below:  

 

Figure 4: Image of site from Redcliffs Road 

3.4 The National Policy Statement for Highly Productive Land (NPS-HPL) identify Highly Productive 

Land (HPL) as being those soils mapped in the New Zealand Land Resource Inventory (NZLRI) 

as Land Use Capability (LUC) classes 1-3. 

3.5 The NZLRI maps1 identify the sites as containing class 4 and 6 soils. An excerpt from the NZLRI 

soil type maps are provided in Figure 5 below: 

 
1 https://ourenvironment.scinfo.org.nz/maps-and-tools/app/Land%20Capability/lri_luc_hpl  

https://ourenvironment.scinfo.org.nz/maps-and-tools/app/Land%20Capability/lri_luc_hpl
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Figure 5: NZLRIS LUC soil classes 

Ground cover  

3.6 Considering the predominant agricultural use of the sites, much of the land is held in pasture. 

There are also small pockets of native and exotic vegetation scattered throughout the sites, 

particularly along fencelines and watercourses. Some low-lying gullies on the sites contain 

potential wetlands. 

Operative and Proposed District Plan zoning 

3.7 The operative zone that applies to the sites is the ‘Rural Production Zone’.  

3.8 As shown in Figure 6 below, the sites are both proposed to be located within the ‘Rural Production 

Zone’ under the Proposed Far North District Plan (PDP). The sites will border the notified 

Horticultural Zone (HZ)2 to the south-west and the Rural Lifestyle Zone (RLZ) to the south-east: 

 

Figure 6: PFNDP notified zoning 

 
2 The FNDC Rural Chapter Section 42A report recommends that the Horticultural Zone is abandoned, in favour of a new 
Horticultural Precinct.  
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4. Scope of evidence  

4.1 This evidence relates to submission number S403.001 and is focussed on the zoning applied to 

the land owned by the submitter.    

5. Original MF submission   

6.1 The original MF submission sought to rezone the subject sites (being titles RT 1152198 and RT 

309510) Rural Lifestyle Zone (RLZ).  

6. Reasons for the request   

6.1 There are currently two approved subdivisions for the subject sites, referenced as 2220308-

RMASUB and 2230005-RMASUB. As shown in Attachment 2, both of these subdivisions 

propose to create rural-residential (lifestyle) allotment sizes. The proposal is to align the District 

Plan zoning of the sites with existing and approved development patterns, thereby ensuring 

consistency between the actual use of the land and the regulatory framework governing it.  

6.2 The site does not contain land identified as Highly Productive Land (HPL) under the NPS-HPL. 

The site’s soil profile comprises only a thin layer of topsoil underlain by heavy clay and 

interspersed with brown rock. In addition, much of the site is burdened with volcanic rock deposits, 

which significantly limit its suitability for productive agricultural use. These physical characteristics 

make the site impractical for ongoing horticultural or agricultural activities. 

6.3 The land benefits from its proximity to the Kerikeri town centre, located approximately five 

kilometres to the south/south-west. It also has convenient access to key infrastructure and 

services, including the main road to town, the marina, and a school bus route. This connectivity 

enhances its appropriateness for rural-residential development and makes it a logical extension 

of the existing settlement pattern. 

6.4 Neighbouring properties also support the proposed rezoning. Specifically, land on the eastern 

side of Redcliffs Road is proposed to be rezoned as RLZ under the Proposed Far North District 

Plan (PFNDP). Additionally, land across the Rangitane River is currently used for a mix of rural-

residential and horticultural purposes, further supporting the case for rezoning in this area to 

reflect the evolving land use trends. 

6.5 Another important consideration is the environmental impact of attempting to cultivate the land. 

The underlying clay soil is poor in quality and requires significant fertilisation to support growth, 

which would likely result in runoff into the adjacent Rangitane River. This runoff could lead to 

adverse ecological effects and increase the risk of reverse sensitivity issues, particularly for 

downstream water users and the local environment. 
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6.6 From a development perspective, rezoning the land to RLZ would not result in a significant 

increase in subdivision capacity. Beyond those lots already approved to be created under 

2220308-RMASUB and 2230005-RMASUB, the plan enabled capacity (PEC) of the land 

(including existing titles) would be 19 sites under the controlled activity minimum lot size and 33 

sites under the discretionary activity minimum lot size of 2ha3. It is noted however that the feasible 

capacity (FC) of the site may be much less than what is enabled under the District Plan, 

considering the sloping nature of the land and underlying soil composition.  

6.7 Kerikeri’s existing wastewater treatment plant is operating under known capacity constraints. 

These limitations are hindering the council’s ability to rezone residential land within the 

Kerikeri/Waipapa area – this also limits FNDC’s ability to give effect to the Kerikeri/Waipapa 

Spatial Plan, which at the time of writing is in its consultation phase. Given these infrastructure 

constraints, there is a clear need to supply land for additional housing outside of the serviced area 

– specifically in locations where properties can be fully serviced on-site. The proposed rezoning 

of additional RLZ land supports this approach and provides a viable solution to address the 

current limitations.  

6.8 Overall, rezoning the site to RLZ will more appropriately manage expectations for future 

subdivision, development, and land use by providing a framework that reflects both the physical 

characteristics of the land and the actual development trajectory already underway. 

6.9 Retaining the currently notified zoning would result in a mismatch between the District Plan and 

the existing or approved development patterns. This would undermine the coherence and 

effectiveness of the planning framework and could lead to unnecessary regulatory challenges for 

landowners and developers. 

7. Alignment with FNDC ‘general guidance criteria for rezoning submissions’ (Minute 
14) 

Strategic direction 

7.1 The Strategic Direction section of the PFNDP sets out the overarching direction for the District 

Plan as expressed through Strategic Direction chapters. Of most relevance to the proposal are 

those objectives contained in the Rural Environment Chapter: 

7.2 The objectives of the Rural Environment chapter generally aim to ensure that primary 

production activities are able to operate efficiently and effectively (SD-RE-O1) and that HPL is 

protected from inappropriate development (SD-RE-O2). In this case, the site is identified as 

 

3

 The FNDC Rural Chapter Section 42A report recommends that the minimum lot sizes for subdivision in the Rural Lifestyle 

Zone be decreased to 2ha as a controlled activity and 1ha as a discretionary activity. If this recommendation is adopted, the 
plan enabled density will double.  

https://farnorth.isoplan.co.nz/eplan/rules/0/274/0/0/0/74
https://farnorth.isoplan.co.nz/eplan/rules/0/274/0/0/0/74
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containing LUC class 4 and 6 soils, which are not considered to be HPL under higher order 

planning documentation (the NPS-HPL). 

7.3 The objectives of the Historic and Cultural Wellbeing Chapter apply to all zones. So the proposed 

rezoning is unlikely to result in any areas of inconsistency. In this regard, it is noted that the site 

is not subject to any identified sites of significance to Maori. Likewise, the site is not subject to 

any identified archaeological sites, see the below excerpt from the FNDC Historic Sites GIS maps 

below: 

 

Figure 7: FNDC Historic Sites GIS Map 

7.4 The proposal is consistent with the Natural Environment Chapter as it proposes a zone that 

reflects existing and approved lot sizes for the site. Due to historical productive/agricultural 

activities on the site, its natural character/value is limited. The submission is also assessed to 

align with both the Economic and Social Wellbeing and Infrastructure and Development Chapters, 

as it provides for further development options in suitable locations that are able to be adequately 

serviced on site.  

7.5 The Urban Form and Development Chapter relates predominantly to urban areas, so is irrelevant 

to this submission.  

Alignment with zone outcomes 

7.6 According to the PFNDP, “the role of the Rural Lifestyle zone is to provide an area specifically for 

rural lifestyle living. Accommodating the demand for rural lifestyle living in appropriate areas of 

the district, close to transport routes with good access to services in urban areas and settlements, 

is intended to reduce ad-hoc or sporadic rural lifestyle development throughout the Rural 

Production zone that adversely impacts on primary production activities”.  The proposed zoning 

is consistent with this intention and the associated objectives and policies for the Rural Lifestyle 

Zone. With specific reference to the RLZ Chapter’s objectives and policies, which aim to give 

https://farnorth.isoplan.co.nz/eplan/rules/0/204/0/0/0/74
https://farnorth.isoplan.co.nz/eplan/rules/0/204/0/0/0/74
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effect to the intended outcome for the zone, the proposed zonings alignment is discussed in the 

following paragraphs: 

7.7 The objectives and policies of the Rural Lifestyle Zone aim to provide for low density residential 

activities and small-scale farming activities that are compatible with the rural character and 

amenity of the zone (RLZ-O1, RLZ-O2 RLZ-P1 and RLZ-P4). 

7.8 The proposed rezoning aligns with the above referenced objectives and policies for the following 

reasons: 

• The existing and approved rural lifestyle lots are between 2–8ha in size, supporting a low-

density rural living pattern. This is consistent with the notified minimum lot sizes for subdivision 

in the RLZ. A plan showing the approved lot sizes has been prepared and is enclosed in 

Attachment 2.  

• There is no loss of highly productive land – the land has not been identified under the NPS-

HPL mapping. 

• The existing rural character is maintained due to large setbacks, extensive vegetation, and 

low levels of building coverage. 

• No urbanisation (i.e., dense lot patterns or infrastructure-intensive development) is proposed. 

7.9 Importantly, the subdivision consents granted by FNDC already reflect a development intensity 

appropriate for the RLZ. The rezoning merely brings the zoning into alignment with approved and 

anticipated land use. 

7.10 The objectives and policies also aim to avoid the introduction of incompatible land use activities 

into this environment (RLZ-O3, RLZ-O4, RLZ-P2 and RLZ-P3).   

7.11 The proposed zoning aligns with these provisions as the proposed RLZ enables small-scale 

agricultural activities that will serve as an effective buffer between the more productive rural land 

to the north and the existing rural-residential activities to the south. In addition, the larger lifestyle 

lot sizes will provide adequate separation between potentially incompatible land uses, reducing 

the risk of conflict. As a result, no reverse sensitivity effects are anticipated from the proposed 

rezoning. 

Non-statutory direction assessment 

7.12 Te Pātukurea Kerikeri Waipapa Spatial Plan (Te Pātukurea) is currently proceeding through a 

non-statutory notification/consultation process4. FNDC consider this document relevant to the 

 
4 The expected date of adoption is 18 June 2025.  
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PFNDP process as it indicates locations in the Kerikeri/Waipapa area where growth is anticipated. 

Notably, Te Pātukurea “directs 95% of future growth within and around the existing built-up areas 

of Kerikeri and Waipapa”. To do this, rural lifestyle development on the outskirts of 

Kerikeri/Waipapa is recommended to be restricted.  

7.13 Notwithstanding the above aspirations, limited weight should be applied to Te Pātukurea at this 

stage. This is because: 

1) Te Pātukurea is a non-statutory document and is not required (under the RMA) to be 

considered through District Plan change processes.  

2) Te Pātukurea was still in its preparation phase at the original outset of notification of the 

PFNDP. The PFNDP therefore did not consider this document at the time of 

preparation/notification. Submitters were also not able to consider this document as part of 

their original submissions.  

3) The outcomes sought by Te Pātukurea are ambitious, but in my view, unrealistic over in the 

next 10 year period (District Plan term). The document outlines that 95% of future growth will 

occur within or around existing residential areas. This relies heavily on the following two 

assumptions: 

a) Firstly, the expectation that market conditions will improve substantially over the next 10 

years, making infill and redevelopment of existing residential land economically feasible.  

In the current market, this type of development does not typically yield a return on 

investment sufficient to attract or incentivise private developers. For example, Kerikeri’s 

most comparable market is Whāngarei. The Whāngarei District Council’s Urban and 

Services Plan Change (which became operative in March 2023) introduced a suite of 

permissive subdivision and development rules aimed at enabling medium-density housing 

(such as multi-unit developments). Despite this, uptake of such development has, in my 

experience, been limited. The reality is that only a small number of entities – typically 

larger and more well-resourced social housing providers (including Kainga Ora and 

Habitat for Humanity) have the capacity to deliver these types of projects. While there are 

occasional exceptions, the high costs associated with medium-density development 

largely place it beyond the reach of most developers in the current (and projected) 

economic climate. 

b) Secondly, the assumption that capacity will be available in reticulated servicing networks 

(particularly wastewater) to cater for new development.  

While funding is set aside in Council’s Long Term Plan (LTP) for upgrades to Council’s 

wastewater network over the next 2-6 years (see page 72 of the LTP 2024-20275 and 

 
5 FNDC-Te-Pae-Tata-Three-Year-Long-Term-Plan-2024-27.pdf 

https://www.fndc.govt.nz/__data/assets/pdf_file/0020/29612/FNDC-Te-Pae-Tata-Three-Year-Long-Term-Plan-2024-27.pdf
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page 72 of the LTP 2021-20316), these works are unlikely to be delivered in the short term. 

This will result in a significant shortfall of housing across the Kerikeri/Waipapa area. 

Therefore, there is a clear need to supply land for additional housing outside of the 

serviced area – specifically in locations where properties can be fully serviced on-site. 

7.14 Having considered the above, Council needs to consider providing further rural lifestyle zoning 

options to allow for realistic development options within the Kerikeri area. The subject site is ideal 

for this as it is positioned strategically close to Kerikeri, in an area already characterised by this 

type of development.  

Higher order direction 

7.15 The alignment of the proposed rezoning against relevant higher order planning documents is 

assessed as follows: 

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

7.16 The land is not classified as LUC 1, 2, or 3, and is not mapped as HPL under the NPS-HPL. This 

document is therefore not relevant to the proposal.  

National Environmental Standard for Freshwater (NES-FW) 

7.17 The National Environmental Standard for Freshwater (NES-FW) aims to protect and manage 

freshwater resources, including wetlands. Given that there are wetlands in the low-lying gullies 

on the site, compliance will need to be achieved with the NES-FW at future development stage, 

particularly clause 54, which sets out a 10m setback from wetlands for any building activities. 

7.18 Notwithstanding this, the identified wetlands on the sites are confined to low-lying gullies onlyand 

building sites are available outside the 10m setback required by clause 54 of the NES-FW. 

7.19 Overall, the proposed zoning aligns with the NES-FW, ensuring that building activities will not 

encroach upon the protected wetland areas. 

Regional Policy Statement for Northland (RPS) 

7.20 The Regional Policy Statement for Northland provides a framework for managing the region's 

natural and physical resources. The following objectives and policies are relevant to the proposed 

rezoning: 

• Objective 3.10 Regional Form 

 
6 fndc_long_term_plan_2021-31_wv.pdf 

https://www.fndc.govt.nz/__data/assets/pdf_file/0022/24808/fndc_long_term_plan_2021-31_wv.pdf
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• Policy 5.1.1: Regional Form Policy – Planned and coordinated development 

• Policy 5.1.3: Regional Form Policy – Avoiding the adverse effects of new use(s) and 

development  

7.21 The proposal aligns with the above objectives and policies for the following reasons: 

• The site is identified as containing LUC class 4 and 6 soils, which are not considered highly 

productive. The rezoning will not compromise rural productivity. 

• The proposed RLZ aligns with existing and approved subdivision patterns, promoting 

consolidated rural living. 

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

7.22 The NPS-UD primarily addresses urban areas and is not directly applicable to rural lifestyle 

zoning. Therefore, the NPS-UD is not relevant to the proposed rezoning. 

National Environmental Standard for Assessing and Managing Contaminants in Soil to 

Protect Human Health (NES-CS): 

7.23 Based on available information, there are no indications of soil contamination on the subject site. 

If there are any historical activities on the site that may have led to soil contamination, the NES-

CS would apply and would need to be complied with at subdivision/development stage.  

Conclusion 

7.24 The proposed rezoning from the RPROZ to the RLZ aligns with the objectives and policies of the 

above relevant higher order planning documents. The rezoning will facilitate rural residential living 

while protecting environmental values and ensuring sustainable land use. 

Assessment of site suitability and potential effects of rezoning 

Natural Hazards: 

7.25 The enclosed geotechnical assessments (Attachment 3) for both properties (prepared recently 

to support subdivision consent applications) confirm that the land is stable and suitable for rural-

residential development. No identified flood hazard or other significant natural hazard overlays 

affect the subject sites. Any instability issues are able to be dealt with through specific 

foundation/floor type design prepared at development stage.  

7.26 It is also noted that the sloping nature of the site may result in the total feasible capacity of the 

land being limited at the subdivision stage. This is a consideration that will require further 

investigation at the subdivision and development stage.   
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Natural Environment and Overlays: 

7.27 No operative or proposed Sites of Significance to Māori, Outstanding Natural Landscapes, or 

Significant Natural Areas apply to the subject sites. 

7.28 There are also no mapped historic heritage or archaeological sites within or adjacent to the 

properties. 

Compatibility and Reverse Sensitivity: 

7.29 The proposed RLZ enables small-scale agricultural activities that will serve as an effective buffer 

between the more productive rural land to the north and the existing rural-residential activities to 

the south. In addition, the larger lifestyle lot sizes will provide adequate separation between 

potentially incompatible land uses, reducing the risk of conflict. As a result, no reverse sensitivity 

effects are anticipated from the proposed rezoning. 

Infrastructure (three waters) servicing 

7.30 The sites are not located within proximity to any FNDC reticulated three-water service networks 

and as such will need to be serviced entirely on site. The following paragraphs explain how each 

future sites can be serviced, and why this is appropriate in this location.  

Water Supply: 

7.31 Future allotments are able to be self-serviced via individual rainwater harvesting and storage 

systems. Tank-based systems for potable and fire fighting supply are consistent with rural-

residential servicing expectations and have been confirmed as suitable through the attached 

subdivision engineering reports. 

Wastewater Disposal: 

7.32 Each lot will provide for on-site wastewater treatment and disposal, consistent with the relevant 

New Zealand Standards and Proposed Regional Plan requirements. The attached geotechnical 

reports confirm suitable soils and site conditions for conventional on-site effluent systems. 

Stormwater Management: 

7.33 Stormwater will be managed through on-site attenuation and soakage methods. Due to the large 

lot sizes and low impervious surface coverage, adverse stormwater effects are able to be 

managed entirely on site. Measures for disposing of stormwater on site are already consented for 

the approved subdivision lots within the two sites and these are explained in the attached 

engineering reports. These measures are expected to be easily replicated for other (future) rural 

lifestyle properties facilitated by this proposal.  
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Transport infrastructure 

7.34 Access is available via existing legal roads (publicly maintained by Council). 

7.35 Internal accessways for subdivision have been/will be designed to Council standards at the 

development stage. Suitable sight distances are available at site entrances from both Redcliffs 

and Purerua Roads. As compliance with Council’s standards is easily achieved, no consultation 

with Council’s roading department or expert input is considered necessary.  

7.36 No direct access to a State Highway is proposed. Accordingly, engagement with the New Zealand 

Transport Agency is not required. 

Consultation and further submissions 

6.2 Consultation has primarily occurred through the statutory PFNDP submissions process. While no 

direct engagement with tangata whenua has occurred (given the absence of sites of significance 

overlays or registered archaeological sites), no submissions have been received expressing an 

interest in the site.   

7.37 I have reviewed the five further submissions relating to the proposed rezoning request. These are 

summarised and addressed as follows: 

7.38 Audrey Campbell-Frear (FS172.402) and Breadon and Cook Ltd (FS366.001) have indicated their 

support for the proposed rezoning. 

7.39 The Kapiro Conservation Trust 2 (FS566.023), Vision Kerikeri 2 (FS569.050) and Vision Kerikeri 

3 (FS570.013) submissions seek that the MF submission is not allowed on the basis that the 

submissions are “inconsistent” with their original submissions. Upon reviewing these 

submissions, the specific nature of this inconsistency is not immediately clear. Broadly speaking, 

the following conclusions are made: 

• The Kapiro Conservation Trust 2 submission appears to oppose the submission on the basis 

that it does not align with their conservation objectives. 

• Vision Kerikeri's submissions appears to oppose the submission on the basis that the 

proposed rezoning conflicts with their emphasis on preserving agricultural land and 

preventing urban sprawl.  

7.40 While the broad concerns of these submissions are acknowledged, there does not appear to be 

any acknowledgement of the fact that the site is subject to two existing subdivision consents, 

which have already approved the establishment of lifestyle blocks in this area. Nor do they 

comment on the merits of keeping the site in productive use (which as mentioned earlier, is not 

viable given soil composition and land use capability).  
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7.41 On balance, the further submissions do not appear to raise any new, site-specific matters that 

would warrant further comment.  

Section 32AA evaluation 

7.42 This section presents an evaluation under Section 32 of the RMA in relation to the proposed 

submission. The evaluation has been prepared to assist the Hearings Panel in determining 

whether the rezoning proposed by MF is the most appropriate way to achieve the purpose of the 

RMA and the objectives of the PFNDP. 

7.43 Section 32 of the RMA requires a council evaluate the purpose of the proposal along with the 

proposed polices and methods, including rules. The evaluation must:  

• Examine whether the objectives of the plan change are the most appropriate way to achieve 

the purpose of the RMA;7  

• Examine whether the proposed approach is the most appropriate way of achieving the 

objective, including identifying other reasonably practicable options;8  

• Examine the efficiency and effectiveness of the provisions (including identifying and 

assessing the benefits and costs of new provisions);9  

• Assess the risks of acting or not acting if there is uncertain or insufficient information.10 

7.44 A Section 32AA evaluation is provided in the following tables: 

Table 2: Appropriateness in achieving the purpose of the Act  

Section  Alignment  

Section 5 – Purpose 

of the Act 

The purpose of the RMA is to promote the sustainable management 

of natural and physical resources. This involves enabling people 

and communities to provide for their social, economic, and cultural 

well-being while sustaining the potential of natural resources for 

future generations, safeguarding the life-supporting capacity of air, 

water, soil, and ecosystems, and avoiding, remedying, or mitigating 

any adverse effects on the environment. 

 
7 s32(1)(a) 
8 s32(1)(b)(i) 
9 s32(1)(b)(ii) and s32(2) 
10 S32(2)(c) 
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In this case, the proposed rezoning to RLZ aligns with promoting 

social and economic well-being by providing opportunities for rural 

living close to Kerikeri, enhancing the community's quality of life.  

The proposed rezoning also supports the need for further housing 

in the Kerikeri/Waipapa area. Given existing wastewater capacity 

constraints, there is a clear need to supply land for additional 

housing outside of the serviced area – specifically in locations 

where properties can be fully serviced on-site. 

The site is not suitable for productive agricultural use due to poor 

soil quality and volcanic rocks. Rezoning to RLZ would prevent the 

need for intensive fertilization, which could lead to runoff into the 

Rangitane River leading to effects on water quality and local 

ecosystems. 

Section 6 – Matters of 

National Importance 

This section requires the recognition and provision for matters of 

national importance, including the preservation of the natural 

character of coastal environments, wetlands, lakes, rivers, and their 

margins, the protection of outstanding natural features and 

landscapes, and the protection of areas of significant indigenous 

vegetation and significant habitats of indigenous fauna. 

In this case, the site does not contain any identified outstanding 

natural features or landscapes. The rezoning would maintain the 

character of the area with low-density rural lifestyle development. 

There are no significant indigenous vegetation or habitats identified 

on the site. The rezoning would not adversely affect any areas of 

national importance. 

Section 7 – Other 

Matters 

This section requires particular regard to be given to various 

factors, including kaitiakitanga (guardianship), the efficient use and 

development of natural and physical resources, the maintenance 

and enhancement of amenity values, and the intrinsic values of 

ecosystems. 

The rezoning to RLZ is an efficient use of the land, given its 

unsuitability for productive agricultural use. It aligns with the existing 

and approved uses of the sites. 

The proposed rezoning would enhance amenity values by providing 

rural residential living with large setbacks from boundaries, 
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extensive vegetation, and low building coverage, maintaining rural 

character. 

The rezoning would avoid intensive agricultural practices that could 

harm local ecosystems, thus preserving the intrinsic values of the 

environment. 

Section 8 Treaty of 

Waitangi  

This section requires that the principles of the Treaty of Waitangi 

(Te Tiriti o Waitangi) are taken into account in the management of 

natural and physical resources. 

The proposal does not identify any sites of significance to Māori or 

archaeological sites. No specific concerns have been raised 

through the statutory consultation phase of this plan change.  

7.45 The proposed rezoning from RPROZ to RLZ to enable rural lifestyle development on the MF site 

strongly aligns with the purpose and principles of Part 2 of the Resource Management Act. It 

promotes sustainable management, enables efficient and appropriate development, and gives 

effect to Treaty principles. 

7.46 For the reasons stated in paragraphs 7.1-7.11, the proposed rezoning is also the most appropriate 

way to achieve the objectives of the District Plan, noting specifically the existing and approved 

development patterns and the underlying soil composition of the site, which result in the RLZ 

Zoning having better alignment with the Strategic Direction Chapter of the PFNDP than the 

notified RPROZ zoning. 

Table 3: Costs and benefits  

Category Benefits Costs 

Environmental No significant effects – the 

land is pastoral, and without 

sensitive overlays. On-site 

infrastructure avoids pressure 

on public networks. 

None identified. 

Social and Cultural Responds directly to the need 

for further housing and 

supports wellbeing. 

None identified. 
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Economic Supports population growth, 

rates take, unlocks under-

utilised land. 

Minor administrative costs of 

plan change process. Loss of 

low-productivity rural land is not 

considered significant. 

 Table 1: Efficiency and effectiveness  

Matter Assessment 

Efficiency Rezoning the land from RPROZ to RLZ provides a more efficient 

use of the land. In this case, the sites are subject to two existing 

subdivision consents. This, combined with the fact that the land is 

not viable for productive farming, ensures that its use for lifestyle 

development better reflects its highest and best use. Sites created 

through subdivision can be serviced independently with 

wastewater, water, and stormwater infrastructure. 

Effectiveness The proposal will effectively implement the relevant RLZ objectives 

and policies by providing for low density residential activities and 

small-scale farming activities. There is no loss of highly productive 

land – noting that the land has not been identified under the NPS-

HPL mapping. 

Risk of Acting or Not Acting 

7.47 There is sufficient information to determine the potential effects of the rezoning. Not acting may 

result in the continued underutilisation of the land, and a missed opportunity to provide needed 

housing options in the Kerikeri area where properties can be fully serviced on-site. The risk of 

acting is low, given the site's capacity, accessibility, and the consistency of the proposal with 

planning objectives. Additionally, the site's current use as agricultural land is limited due to poor 

soil quality and volcanic rocks, which further supports the need for rezoning to better utilize the 

land. 

Overall Conclusion 

7.48 Relative to the RPROZ, the RLZ is a more appropriate zoning given the site's soil composition 

and the existing and consented development pattern. The submission responds directly to the 

need to supply land for additional housing outside of the serviced area – specifically in locations 

where properties can be fully serviced on-site. 
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7.49 Rezoning the site from RPROZ to RLZ is an efficient, effective, and appropriate planning response 

under Section 32AA of the RMA. The proposal enables the land to meet its highest potential use. 

It is consistent with the surrounding environment, does not generate adverse environmental 

effects, and responds to an identified housing need in the area. The rezoning also aligns with the 

objectives and policies of the PFNDP, ensuring that the land is used in a manner that is 

sustainable and beneficial to the community. 

8. Relief sought 

8.1 The following relief is sought:  

(1) To rezone the subject sites Rural Lifestyle Zone, or;  

(2) Any other relief with a similar effect.  

 
 

 

 

 

……………………………………………………… 

Joseph Henehan (Planner)  

9 June 2025 

 

Attachments 

1. Subdivision consents 2220308-RMASUB and 2230005-RMASUB and approved plans 

2. Site plan showing approved lots [Geologix] 

3. Geotechnical reports [Reyburn and Bryant] 



 

 

 

FAR NORTH DISTRICT COUNCIL 

FAR NORTH OPERATIVE DISTRICT PLAN 
DECISION ON RESOURCE CONSENT APPLICATION (SUBDIVISION) 

 
Resource Consent Number: 2220308-RMASUB 

 
Pursuant to section 104C of the Resource Management Act 1991 (the Act), the Far 
North District Council hereby grants resource consent to: 

Meridian Farm Limited 

The activity to which this decision relates:  

Subdivision to create 4 additional allotments in two stages in the Rural Production zone 
including Right of Way easement over Lot 3 DP 108139. 
 
Subject Site Details 

Address: 119 Redcliffs Road, Kerikeri 0294 
Legal Description: LOT 1 DP 94462 
Record of Title reference: NA-50D/798 
 
Pursuant to Section 108 of the Act, this consent is issued subject to the following 
conditions: 
 
Stage One – Lot 1 & 2:  
 
1. The subdivision shall be carried out in general accordance with the approved plan of 

subdivision prepared by Thomson Survey Limited, referenced Proposed Subdivision 
of Lot 1 DP 94462, version dated 03/05/2022, and attached to this consent with the 
Council’s “Approved Stamp” affixed to them. 
 

2. The survey plan, submitted for approval pursuant to Section 223 of the Act shall 
show: 

 
(a) All easements in the memorandum to be duly granted or reserved. 

 
3. Prior to the approval of the survey plan pursuant to Section 223 of the Act, the 

consent holder shall:  
 
(a) Provide evidence that a preferred road name and two alternatives for Right of 

Way (A) has been supplied to the Community Board for approval. The 
applicant is advised that in accordance with Community Board policy, road 
names should reflect the history of the Area.  

 
4. Prior to the issuing of a certificate pursuant to Section 224(c) of the Act, the consent 

holder shall: 
 

(a) Upgrade the existing vehicle crossing entrance onto Red Cliffs Road (From 
ROW A) to provide a double width entrance which complies with the Councils 



Engineering Standard FNDC/S/6 and 6B, Seal the entrance plus splays for a 
minimum distance of 6m from the existing seal edge. An adequately sized 
culvert (minimum diameter 375mm) is to be installed under the new crossing 
with grouted rock headwalls on both sides. 

 
(b) Provide formed and metalled access on ROW easement (A) to 3m finished 

metalled carriageway width with passing bays provided to comply with Rule 
15.1.6.1.2 of the Far North District Plan. The formation is to consist of a 
minimum of 200mm of compacted hard fill plus a GAP 30 or GAP 40 running 
course and is to include water table drains and culverts as required to direct 
and control stormwater runoff. 

 
(c) Provide evidence that a road name sign approved in Condition 3(a) has been 

installed for the Private Right of Way.  

(d) Secure the conditions below by way of a Consent Notice issued under Section 
221 of the Act, to be registered against the titles of the affected allotment.  The 
costs of preparing, checking and executing the Notice shall be met by the 
Applicant. 

 
(i) Reticulated power supply or telecommunication services are not a 

requirement of this subdivision consent.  The responsibility for 
providing both power supply and telecommunication services will 
remain the responsibility of the property owner. 

[Lot 1] 
 

(ii) Any building erected on the lot shall have foundations specifically 
designed by a suitably qualified chartered professional engineer. The 
details of design shall be submitted in conjunction with the Building 
Consent application. 

[Lots 1 & 2] 
 

(iii) In conjunction with the construction of any dwelling, and in addition to 
a potable water supply, a water collection system with sufficient supply 
for firefighting purposes is to be provided by way of tank or other 
approved means and to be positioned so that it is safely accessible for 
this purpose. These provisions will be in accordance with the New 
Zealand Fire Fighting Water Supply Code of Practice SNZ PAS 4509. 

[Lots 1 & 2] 
 

(iv) At the time of lodging an application for building consent for any 
building on the lot, which requires a wastewater treatment & effluent 
disposal system, the applicant shall submit for Council approval a 
TP58 Report prepared by a Chartered Professional Engineer or an 
approved TP58 Report Writer.  The report shall reference the 
wastewater disposal report titled: Wastewater Site Suitability prepared 
by Geologix, ref: C0022-S-01-R01, dated October 2021, and submitted 
with RC2220308-RMASUB. The report shall identify a suitable method 
of wastewater treatment for the proposed development along with an 
identified effluent disposal area plus a 100% reserve disposal area. 
The report shall confirm that all of the treatment & disposal system can 
be fully contained within the lot boundary and comply with the 
Regional Water & Soil Plan Permitted Activity Standards. 

[Lots 1 & 2] 
 



(v) The site is identified as being within a kiwi present zone. Any cats 
and/or dogs kept onsite must be kept inside and/or tied up at night to 
reduce the risk of predation of North Island brown kiwi by domestic 
cats and dogs.  No more than two dogs shall be introduced or kept on 
the lot at any time. Any dog must have a current kiwi aversion trained 
certification.  

[Lot 1 & 2] 
 
Stage Two – Lots 3, 4 & 5 

 
5. The subdivision shall be carried out in general accordance with the approved plan of 

subdivision prepared by Thomson Survey Limited, referenced Proposed Subdivision 
of Lot 1 DP 94462, version dated 03/05/2022, and attached to this consent with the 
Council’s “Approved Stamp” affixed to them. 
 

6. The survey plan, submitted for approval pursuant to Section 223 of the Act shall 
show: 

 
(a) All easements in the memorandum to be duly granted or reserved. 

 
7. Prior to the issuing of a certificate pursuant to Section 224(c) of the Act, the consent 

holder shall: 
 

(a) Upgrade ROW easement (A) to a 5m wide carriageway complying with Rule 
15.1.6C.1.1 of the Far North District Plan. 
 

(b) Provide formed and metalled access on ROW easement (B) to 3m finished 
metalled carriageway width, with passing bays provided to comply with Rule 
15.1.6C.1.1 of the Far North District Plan. The formation is to consist of a 
minimum of 200mm of compacted hard fill plus a GAP 30 or GAP 40 running 
course and is to include water table drains and culverts as required to direct 
and control stormwater runoff. 
 

(c) Provide formed and metalled access on ROW easement (C) to 3m finished 
metalled carriageway width. The formation is to consist of a minimum of 
200mm of compacted hard fill plus a GAP 30 or GAP 40 running course and 
is to include water table drains and culverts as required to direct and control 
stormwater runoff. 

 
(d) Secure the conditions below by way of a Consent Notice issued under Section 

221 of the Act, to be registered against the titles of the affected allotment.  
The costs of preparing, checking and executing the Notice shall be met by the 
Applicant. 
 
(i) In conjunction with the construction of any dwelling, and in addition to a 

potable water supply, a water collection system with sufficient supply for 
firefighting purposes is to be provided by way of tank or other approved 
means and to be positioned so that it is safely accessible for this 
purpose. These provisions will be in accordance with the New Zealand 
Fire Fighting Water Supply Code of Practice SNZ PAS 4509. 

[Lot 3, 4 & 5] 
 

(ii) At the time of lodging an application for building consent for any building 
on the lot, which requires a wastewater treatment & effluent disposal 
system, the applicant shall submit for Council approval a TP58 Report 



prepared by a Chartered Professional Engineer or an approved TP58 
Report Writer.  The report shall reference the wastewater disposal 
report titled: Wastewater Site Suitability prepared by Geologix, ref: 
C0022-S-01-R01, dated October 2021, and submitted with RC2220308-
RMASUB. The report shall identify a suitable method of wastewater 
treatment for the proposed development along with an identified effluent 
disposal area plus a 100% reserve disposal area. The report shall 
confirm that all of the treatment & disposal system can be fully 
contained within the lot boundary and comply with the Regional Water & 
Soil Plan Permitted Activity Standards. 

[Lot 3, 4 & 5] 
 

(iii) Reticulated power supply or telecommunication services are not a 
requirement of this subdivision consent.  The responsibility for providing 
both power supply and telecommunication services will remain the 
responsibility of the property owner. 

[Lot 3, 4 & 5] 
 

(iv) Any building erected on the lot shall have foundations specifically 
designed by a suitably qualified chartered professional engineer. The 
details of design shall be submitted in conjunction with the Building 
Consent application. 

[Lot 3, 4 & 5] 
 

(v) The site is identified as being within a kiwi present zone. Any cats 
and/or dogs kept onsite must be kept inside and/or tied up at night to 
reduce the risk of predation of North Island brown kiwi by domestic cats 
and dogs.  No more than two dogs shall be introduced or kept on the lot 
at any time. Any dog must have a current kiwi aversion trained 
certification.  

[Lot 3 & 4] 
 

(vi) The site is identified as being within a kiwi present zone. Any cats 
and/or dogs kept onsite must be kept inside and/or tied up at night to 
reduce the risk of predation of North Island brown kiwi by domestic cats 
and dogs.   

[Lot 5] 
 

Advice Notes 

1. The consent holder is advised that at time of subdivision approval there is land just 
within the 100m radius of the subdivision zoned Mineral zone.  Please be aware that 
any development within the 100m setback may require resource consent. 
 

2. The consent holder shall provide evidence that a Traffic Management Plan (TMP) 
has been approved by Council’s Corridor Access Engineer and a Corridor Access 
Request (CAR) obtained prior to vehicle crossings being constructed or upgraded.  
Application for TMP and CAR are made via https://www.fndc.govt.nz/Our-
Services/Transport/Roads/Road-closures-and-restrictions. 
 

3. Erosion and sediment control measures in accordance with Auckland Council GD05 
requirements are to be implemented prior to any earthworks and construction 
activities commencing within the approved allotments.  
 



4. This consent has been granted on the basis of all the documents and information 
provided by the consent holder, demonstrating that the new lot(s) can be 
appropriately serviced (infrastructure and access). 
 

5. Archaeological sites are protected pursuant to the Heritage New Zealand Pouhere 
Taonga Act 2014. It is an offence, pursuant to the Act, to modify, damage or destroy 
an archaeological site without an archaeological authority issued pursuant to that Act. 
Should any site be inadvertently uncovered, the procedure is that work should cease, 
with the Trust and local iwi consulted immediately. The New Zealand Police should 
also be consulted if the discovery includes koiwi (human remains).  A copy of 
Heritage New Zealand’s Archaeological Discovery Protocol (ADP) is attached for 
your information.  This should be made available to all person(s) working on site. 

 

Reasons for the Decision 
 
1. The Council has determined (by way of an earlier report and resolution) that the 

adverse environmental effects associated with the proposed activity are no more 
than minor and that there are no affected persons or affected customary rights group 
or customary marine title group. 
 

2. The application is for a Restricted Discretionary resource consent, as such under 
104C only those matters over which council has restricted its discretion have been 
considered, these matters are: 

 

• 13.8 for Restricted Discretionary Subdivision Activities 
 
The following objectives and policies of the District Plan have been considered: 
 
Chapter 13 – Subdivision 
 
Objectives: 13.3.1, 13.3.2, 13.3.5, 13.3.11 
Policies: 13.4.1, 13.4.2, 13.4.4, 13.4.6, 13.4.8  
 
The proposal is not contrary to the relevant objectives and policies of the District 
Plan. 
 

3. In accordance with an assessment under s104(1)(b) of the Act the proposal is 
consistent with the relevant statutory documents. 

 

• The Northland Regional Policy Statement 2018 

• The Northland Regional Plan 2019 

• Operative Far North Plan 2009 

• Proposed Far North District Plan 
 
For this resource consent application, the relevant provisions of both an operative 
and any proposed plan must be considered. Weighting is relevant if different 
outcomes arise from assessments of objectives and policies under both the operative 
and proposed plans.   
 
As the outcomes sought are the same under the operative and the proposed plan 
frameworks, no weighting is necessary.     

 
4. In accordance with an assessment under s104(1)(c) of the Act no other non – 

statutory documents were considered relevant in making this decision. 

http://www.legislation.govt.nz/act/public/1991/0069/latest/DLM234368.htmlhttp:/www.legislation.govt.nz/act/public/1991/0069/latest/DLM234368.html


5. No other matters considered relevant in making this decision. 
 
6. Part 2 Matters 

 
The Council has taken into account the purpose & principles outlined in sections 5, 6, 
7 & 8 of the Act.  It is considered that granting this resource consent application 
achieves the purpose of the Act. 
 

7. In summary it is considered that the activity is consistent with the sustainable 
management purpose of the RMA. 

 

Approval 
This resource consent has been prepared by Jo Graham, Resource Planner and is granted 
under delegated authority (pursuant to section 34A of the Resource Management Act 1991) 
from the Far North District Council by: 
 
 
 

 
Pat Killalea, Principal Planner 
  
Date: 02/08/2022 
 
Right of Objection 
If you are dissatisfied with the decision or any part of it, you have the right (pursuant to 
section 357A of the Resource Management Act 1991) to object to the decision. The 
objection must be in writing, stating reasons for the objection and must be received by 
Council within 15 working days of the receipt of this decision. 
 
Lapsing of Consent 
Pursuant to section 125 of the Resource Management Act 1991, this resource consent will 
lapse 5 years after the date of commencement of consent unless, before the consent lapses. 

The consent is given effect to; or 

An application is made to the Council to extend the period of consent, and the council 
decides to grant an extension after taking into account the statutory considerations, set out 
in section 125(1)(b) of the Resource Management Act 1991. 
 
 

 

 

 

http://www.legislation.govt.nz/act/public/1991/0069/latest/DLM231905.html
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DETERMINATION AS TO WHETHER A RESOURCE CONSENT APPLICATION SHOULD 

BE NOTIFIED OR NON-NOTIFIED UNDER SECTIONS 95A-95G, OF THE RESOURCE 

MANAGEMENT ACT 1991 (the Act) 

1. Application details 
Council Reference: 2220308-RMASUB 

Reporting Planner: Jo Graham 

Applicant: Meridian Farm Limited 

Description of Application: Subdivision to create 4 additional allotments in two 
stages in the Rural Production zone including Right of 
Way easement over Lot 3 DP 108139. 

Property Address: 119 Redcliffs Road, Kerikeri 0294 

Legal Description/ CT: LOT 1 DP 94462  

Date Received: 29 October 2021 

Site Visit: 30 November 2021  

Further Information 
Requested: 

02 December 2021 

Further Information 
Received: 

12 July 2022 

Suspended pursuant to 
88E: 

No 

Extension pursuant to 
section 37: 
Is this site HAIL: 

Yes – 28 October 2021 

No 

Pre lodgement 
consultation by Applicant: 

No 

Pre-Application meeting:  
  

No 

2. Distributions 

Internal: Date sent: Comments Received:  

RC Engineer: 18/11/2021 18/07/2022 

IAM: 18/11/2021 23/11/2021 

 

External: Date sent: Comments Received: 

Iwi: 26/11/2021 07/11/2021 

HNZPT: 26/11/2021 None 

 
3. District Plan and other notations of relevance 

Zone: Rural Production Notations: None 
Other Notations of Relevance: Kiwi Present 

 

 

4. Description of site 
Area: 46.45ha 
Contour: Moderate to steep slopes. 
Vegetative cover: In pasture and currently used for grazing. 
Waterbodies/wetlands: The Rangitane Stream runs parallel to the site on the western 
side and the stream is separated from the property by Conservation land. 
Road frontage: The site has road frontage to Rangitane Road.  
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Existing built development: Proposed Lot 2 has an existing dwelling and farm sheds on 
site, all other proposed lots are vacant. 
Relevant historic RCs/BCs: 

 
Existing Consent Notices and encumbrances: None. 
 

5. Full Description of proposed activity   
The proposed activity is to subdivide to create 4 additional allotments in two stages in 
the Rural Production zone. 
 

 
Fig 1: Proposed Stage 1 Subdivision of Lot 1 DP 94462. 
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Fig 2: Proposed Stage 2 subdivision of Lot 3 Stage 1. 
 

6. Reasons for the application 

Rule # & Name Non-Compliance Aspect Activity Status 

13.7.2.1 MINIMUM AREA FOR 
VACANT NEW LOTS AND NEW 
LOTS WHICH ALREADY 
ACCOMMODATE STRUCTURES 
 
(i) Rural Production Zone - Restricted 

Discretionary: 
 
4. A maximum of 5 lots in a 
subdivision (including the parent lot) 
where the minimum size of the lots is 
2ha, and where the subdivision is 
created from a site that existed at or 
prior to 28 April 2000. 

Cannot comply with 
Controlled activity in the 
Rural Production zone as 
the minimum lot size does 
not comply with 20ha. 
Complies with Restricted 
Activity as the proposed 
application is for 5 
allotments and the minimum 
lot size is 2ha. 
The Record of Title existed 
prior to 28 April 2000. 

Restricted 
Discretionary 
Activity. 
 
 
 
 
 

 
7. Status of the Application  

The overall application is a Restricted Discretionary activity. 

8. National Environmental Standard for Assessing and Managing Contaminants in 
Soil to Protect Human Health 2011 (NES Contaminated Soils) 
The Resource Management NES Contaminated Soils was 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 
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change the use of the land, or disturb the soil, or remove or replace a fuel storage 
system. 

The NESCS is not relevant to this application as the site is not known to be used for any 
activities on the HAIL register. 

National Environmental Standard for Freshwater Regulations 2020 
The Resource Management NES Freshwater Regulations was gazetted on 5th August 
2020 and took effect on 3 September 2020. 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 has Natural Wetlands and Freshwater sources on it, or 
there is an application for the reclamation or rivers, or the Passage of Fish will be 
affected by structures as the result of an application.  

The proposal does not require any earthworks, vegetation clearance or new stormwater 
discharges within wetlands.  It has no implications in terms of the Resource 
Management (National Environmental Standards for Freshwater) Regulations 2020 
(Freshwater NES). 

 
9. Request for further information 

Council has requested further information or a report pursuant to section 92 of the Act. 
(Section 95C). 
 
On 02 December 2021, the following information was requested: 
 
1. Councils Consultant Engineer has visited the site and has requested a Geotechnical 
Investigation Report about the general suitability of the land for subdivision. 
 
It shall particularly make comment to and evaluate: 
 

a) Slope stability - especially over the proposed ROW where there is evidence of 
land slippage. 

 
b) Confirmation that a suitable building site will be available on each lot along with a 

feasible and stable access drive, of grade specified in Section 15 – 
Transportation. 

 
i. Where the building site proposed does not satisfy the requirements of ‘good 

ground’ a description of feasible founding methods necessary to enable a 
building to be built on the lots shall be included in the report. 

 
2. Easement 'E' relies on Lot 3 DP 108139 to provide right of way, telecommunications, 
and electricity.  I note that written approval from the owner of this property was not 
provided in the application, and this has not been addressed in the application. 
 
The above information was provided to the satisfaction of Councils Engineer on 12 July 
2022. 
 

10. Notification: Public Notification 
Section 95A – Public notification of consent applications  

Step 1 Mandatory public notification in certain circumstances 

S95A(3)(a) Has the applicant requested that the application be publicly 
notified? 

No 

S95A(3)(b) Is public notification required under section 95C? (After a 
request for further information) 

No 
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S95A(3)(c) Has the application been made jointly with an application to 
exchange recreation reserve land under section 15AA of the 
Reserves Act 1977? 

No 

Step 2 if not required by step 1, public notification precluded in certain 
circumstances 

S95A(5)(a) Is the application for a resource consent for 1 or more activities 
and each activity is subject to a rule or national environmental 
standard that precludes public notification? 

No 

S95A(5)(b) Is the application for a resource consent for 1 or more of the 
following, but no other activities? 

(i) a controlled activity 
(iii) a restricted discretionary, discretionary, or non-

complying activity, but only if the activity is a boundary 
activity; 

No  

 
11. Assessment of Environmental Effects (sections 95A(8)(b) and 95D)  

 
Effects that must be disregarded 
The Council must disregard any effects on the land in, on, or over which the activity will 
occur, and on persons who own or occupy any adjacent land (s95D(a)). The land 
adjacent to the subject site is:  
 

Legal Description Property Registered Owners 

Crown Land Survey Office 
Plan 18562 

Redcliffs Road, Kerikeri Crown Land Reserved 
from Sale (Marginal Strip) 

Lot 2 DP 376997 Lot 2, Purerua Road, 
Kerikeri 

Meridian Farm Limited 

Lot 2 DP 108139 252 Purerua Road, Kerikeri Harold D'arcy Corbett, 
Mark Allan Turner, Susan 
Elizabeth Corbett 

Lot 3 DP 108139 121 Redcliffs Road, 
Kerikeri 

Breadon & Cook Limited 

Lot 1 DP 388171 Lot 1, Redcliffs Road, 
Kerikeri 

Te Toka Tu Limited 

Lot 2 DP 388171 54A Redcliffs Road, 
Kerikeri 

Te Toka Tu Limited 

Lot 1001 DP 532487 Lot 1001, Kapiro Road, 
Kerikeri 

Neil Construction Limited 

 

   
 Fig 3: Identified adjacent properties. 
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Council must disregard any effect on a person who has given written approval to the 
application.  In this instance, no written approvals have been provided. 
 
Assessment of Environmental Effects: 
The application has been assessed as a Restricted Discretionary activity as such 
Council can take into account any relevant matter within its restricted discretion when 
assessing the environmental effects. 
 
Subdivision: 
 
Adverse effects assessment:  
In considering whether to grant consent on applications for Restricted Discretionary 
subdivision activities under 13.8.1(c) the Council will restrict the exercise of its discretion 
to the matters listed in 13.7.3 and the matters listed in 13.8.1(ii): 
 
The subject site is not within the Coastal environment as defined by the Northland 
Regional Council in the Regional Policy Statement update in 2018. 
 
Proposed Lot 5 is adjacent to a Department of Conservation managed marginal strip 
along the Rangitane River along the western boundary.  The proposed allotments are 
proposed along the eastern portion of the site approximately 250m from the marginal 
strip.  The proposal does not affect DOC’s ability to manage and administer the land. 
 
There are no areas of significant flora or fauna near the site that would be affected by 
the proposed subdivision. 
 
Fire hazard mitigation on rural lots away from reticulated water supply can be 
adequately provided for through the provision of dedicated water supply tanks.  A 
consent notice will be required to be added to the proposed new lots and will be 
discussed under Water Supply in below assessment.  There is ample space on each lot 
for a building platform to be placed away from any trees, or woodlot areas to meet fire 
risk to residential units permitted standards. 
 
Allotment Sizes and Dimensions 
Proposed Lots 1 and 3-5 can provide for a 30m x 30m square building envelope 
complying with boundary setback requirements.  Proposed Lot 2 has an existing 
residential dwelling.  All proposed lots are of a size and dimension appropriate for the 
intended activities of the Rural Production zone. 
 
Property Access 
Access to all proposed lots will be off Redcliffs road from the same vehicle crossing and 
shared right of way.  The access is existing but not formed, therefore the following 
conditions are recommended, should consent be granted: 
 
Stage one: 
 
Prior to 224: 

 
• Upgrade the existing vehicle crossing entrance onto Red Cliffs Road (From ROW A) to provide a double 

width entrance which complies with the Councils Engineering Standard FNDC/S/6 and 6B, Seal the 
entrance plus splays for a minimum distance of 6m from the existing seal edge. An adequately sized 
culvert (minimum diameter 375mm) is to be installed under the new crossing with grouted rock 
headwalls on both sides. 

 

• Provide formed and metalled access on ROW easement (A) to 3m finished metalled carriageway width 
with passing bays provided to comply with Rule 15.1.6.1.2 of the Far North District Plan. The formation 
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is to consist of a minimum of 200mm of compacted hard fill plus a GAP 30 or GAP 40 running course 
and is to include water table drains and culverts as required to direct and control stormwater runoff. 

 
Stage two: 
 
Prior to 224: 

 
• Upgrade ROW easement (A) with passing bays provided to comply with Rule 15.1.6.1.2 of the Far North 

District Plan]. 
 

• Provide formed and metalled access on ROW easement (B) to 5m finished metalled carriageway width, 
with passing bays provided to comply with Rule 15.1.6.1.2 of the Far North District Plan]. The formation 
is to consist of a minimum of 200mm of compacted hard fill plus a GAP 30 or GAP 40 running course 
and is to include water table drains and culverts as required to direct and control stormwater runoff. 

 

• Provide formed and metalled access on ROW easement (C) to 3m finished metalled carriageway width. 
The formation is to consist of a minimum of 200mm of compacted hard fill plus a GAP 30 or GAP 40 
running course and is to include water table drains and culverts as required to direct and control 
stormwater runoff. 

 
Natural and Other Hazards 
The Northland Regional Council Maps show that the subject site is not known to be 
subject to natural hazards nor any land hazards. 
 
Water Supply 
Proposed Lot 2 has an existing dwelling which has their own existing water supply by 
way of roof collection of rainwater to water tanks.  The other proposed lots are vacant.   
 
It is recommended that the Council’s standard consent notice be applied to the 
proposed lots should consent be granted so that any future development will be required 
to supply firefighting water additional to domestic supply. 
 
Stormwater Disposal 
Councils Engineer has commented that all proposed lots are of substantial size and of 
appropriate gradient to allow for infiltration/soakage, in a controlled manner.  There is no 
flooding mapped, and except internal roading (that will be managed as a condition of 
consent) no new impervious surfaces are proposed.   
 
There are no further requirements in regard to stormwater. 
 
Sanitary Sewage Disposal 
The application contains a Wastewater Site Suitability Report prepared by Geologix 
Consulting Engineers, referenced C0022-S-01-R01, dated October 2021. 
 
The report confirms that the existing system on proposed Lot 2 appeared to be in good 
working order with a septic tank draining to trenches in front of the property and 
associated disposal areas fully contained within the boundary of the proposed allotment. 
 
Councils Engineers commented that he is satisfied land disposal can occur on the 
vacant proposed allotments safely with a 100% reserve disposal area.  Each lot has 
been provided with a wastewater treatment concept design in accordance with 
NZS1547:2012 with the supplied Wastewater Site Suitability Report. 
 
The following consent notice is recommended, should consent be granted: 
 
Consent Notice  
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At the time of lodging an application for building consent for any building on the lot, which requires a 
wastewater treatment & effluent disposal system, the applicant shall submit for Council approval a TP58 
Report prepared by a Chartered Professional Engineer or an approved TP58 Report Writer.  The report 
shall reference the wastewater disposal report titled: Wastewater Site Suitability prepared by Geologix, ref: 
C0022-S-01-R01, dated October 2021, and submitted with RC2220308-RMASUB. The report shall identify 
a suitable method of wastewater treatment for the proposed development along with an identified effluent 
disposal area plus a 100% reserve disposal area. The report shall confirm that all of the treatment & 
disposal system can be fully contained within the lot boundary and comply with the Regional Water & Soil 
Plan Permitted Activity Standards. 

 
Energy Supply and Telecommunications 
Energy supply and Telecommunications are not a requirement for a subdivision 
application in the Rural Production zone.  Proposed Lot 2 has an existing dwelling with 
power and telecommunications.  Even so, the applicant has contacted both suppliers 
seeking their requirements for the proposed subdivision.  
 
The following consent notice is recommended, should consent be granted: 
 
Reticulated power supply or telecommunication services are not a requirement of this subdivision consent.  
The responsibility for providing both power supply and telecommunication services will remain the 
responsibility of the property owner. 

 
Easements for Any Purpose 
Easements A, B & C for right of way, Telecommunications and Electricity. 
Easement B is over Lot 3 DP 108139 for which written approval has been obtained. 
 
Preservation of Heritage Resources, Vegetation, Fauna and Landscape, and Land 
Set Aside for Conservation Purposes 
The subject site does not contain any significant indigenous flora or fauna, outstanding 
landscapes or sites of cultural or archaeological significance.  The subject site is not 
located within or near a coastal environment.  The site is located within a kiwi present 
zone.  The applicant has requested a consent notice limiting each smaller proposed 
allotment to two dogs, locked up a night and to have kiwi aversion training.  This will be 
added as a consent notice, should consent be granted.  Councils standard consent 
notice is recommended for proposed Lot 5. 
 
Access to Reserves and Waterways 
The subject site does not contact any reserves or waterways for which public access is 
required. 
 
Land Use Compatibility 
The area is characterised by similar sized rural residential and lifestyle lots and larger 
farming blocks.  The proposal will create four rural residential sites and a balance larger 
block.  To the southeast are mineral zoned allotments, and there is adequate space to 
allow for the 100m setback requirements on proposed Lot 1, however it is noted that 
these allotments are proposed to be rezoned to Rural Lifestyle in the proposed District 
Plan, so a consent notice is not considered necessary.  An advice note is recommended 
advising the consent holder of setback requirements, should consent be granted.  
Overall, the proposal is not considered to be incompatible with the surrounding 
environment. 
 
Adverse effects conclusions 
In conclusion, it is considered that the proposal will have less than minor adverse effects 
on the wider environment.  
 
Step 4: Public Notification in Special Circumstances 
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If and application has not been publicly notified as a result of any of the previous steps, 
then the Council is required to determine whether special circumstances exist that 
warrant it being publicly notified (s95A(9)). 

 
In this instance there is nothing exceptional or unusual about the application, and that 
the proposal has nothing out of the ordinary to suggest that public notification should 
occur. 
 
Recommendation as to Public Notification or Non-Notification 
It is recommended that, pursuant to s95A of the Act, this application proceeds on a non-

notified basis for reasons as assessed above and in summary that:  

• Under step 1, public notification is not mandatory. 

• Under step 2, there is no rule or NES that specifically precludes public 
notification of the activities, and the application is for an activity other than 
those specified in s95A(5)(b). 

• Under step 3, public notification is not required as the application is for an 
activity that is not subject to a rule that specifically requires it, and it is 
considered that the activity will have or is likely to have adverse effects on the 
environment that are less than minor. 

• Under step 4, there are no special circumstances that warrant the application 
being publicly notified. 

 
12. Limited Notification (sections 95B, 95E-95G) 

Step 1 certain affected groups and affected persons must be notified 

S95B(2)(a) Are there any affected protected customary rights groups? No 

S95B(2)(b) Are there any affected customary marine title groups (in the 
case of an application for a resource consent for an 
accommodated activity)? 

No 

S95B(3)(a) Is the proposed activity on or adjacent to, or may affect, land 
that is the subject of a statutory acknowledgement made in 
accordance with an Act specified in Schedule 11? 

No 

S95B(3)(b) Is the person to whom the statutory acknowledgement is 
made is an affected person under section 95E? 

No 

Step 2 if not required by step 1, limited notification precluded in certain 
circumstances 

S95B(6)(a) the application is for a resource consent for 1 or more 
activities, and each activity is subject to a rule or national 
environmental standard that precludes limited notification: 

No 

S95B(6)(b) the application is for a controlled activity (but no other 
activities) that requires a resource consent under a district 
plan (other than a subdivision of land) 

No 

 
Adversely Affected Persons Assessment (s95B(7) and (8) and s95E)  

The following assessment addresses whether there are any affected persons that the 
application is required to be limited notified to pursuant to s95B(7) and (8) in accordance 
with 95E: 
 
The application is supported with written approval from Lot 3 DP 108139 for easement B 
for Right of Way, therefore, it is considered that this landowner is not affected in terms of 
increased traffic from the proposed subdivision. 
 
Iwi and Heritage New Zealand have been notified of the proposal.  No comments were 
received from Heritage New Zealand.  Iwi responded with wanting to discuss the 
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application with the applicant, however, the applicant has tried multiple times to get in 
touch with them to no avail.  The site is not located within an area noted as a Site of 
Significance to Māori.   
 
The proposed subdivision is appropriate and in keeping within the surrounding 
environment, therefore, it is considered there are no affected person/s. 
 
Step 4: Further Notification in Special Circumstances 
In addition to the findings of the previous steps, the Council is also required to determine 
whether special circumstances exist in relation to the application that warrant it being 
notified to any other persons not already determined as eligible for limited notification. 
 
In this instance I have turned my mind specifically to the existence of any special 
circumstances under s95B(10) and conclude that there is other exceptional or unusual 
about the application, and that the proposal has nothing out of the ordinary to suggest 
that notification to any other persons should occur.  
 

13. Limited Notification Conclusion 
It is recommended that, pursuant to s95A-95G of the Act, this application proceeds on a 

non-notified basis for reasons as assessed above and in summary that: 

• Under step1, limited notification is not mandatory. 

• Under step 2, there is no rule or NES that specifically precludes limited 
notification of the activities, and the application is for an activity other than those 
specified in s95B(6)(b). 

• Under step 3, limited notification is not required as it is considered that the 
activity will not result in any adversely affected persons. 

• Under step 4, there are no special circumstances that warrant the application 
being limited notified to any person. 

 
It is therefore recommended that this application be processed without limited 
notification. 
 

14. Notification Recommendation: 
For the above reasons under section 95A of the Act, this application may be processed 
without public notification. 
 
In addition, under section 95B of the Act, limited notification is not required. 
 
Accordingly, I recommend that this application is processed non notified.  

 

  

 

 

Jo Graham  Date: 21/07/2022 
Resource Planner 

 
15. Notification determination 
Acting under delegated authority, and for the reasons set out in the above assessment 
and recommendation, under sections 95A and 95C to 95D, and 95B and 95E to 95G of 
the RMA this application shall be processed as non-notified. 
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Pat Killalea  Date: 2/08/2022 
Principal Planner 
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DECISION ON SUBDIVISION CONSENT APPLICATION 

UNDER THE RESOURCE MANAGEMENT ACT 1991  

Decision 

Pursuant to section 34(1) and sections 104, 104B, 106 and Part 2 of the Resource 
Management Act 1991 (the Act), the Far North District Council grants subdivision 
resource consent for a Discretionary Activity, subject to the conditions listed below, to: 
 

Council Reference:  2230005-RMASUB 

Applicant:  Meridian Farm Limited 

Property Address: Lot 2, Purerua Road, Kerikeri 

Legal Description: LOT 2 DP 376997  

Description of Application:  To create 2 additional Rural Production Lots 
Discretionary Activity in the Rural Production Zone 

Conditions 

Pursuant to sections 108 and 220 of the Act, this consent is granted subject to the following 
conditions: 

1. The subdivision shall, subject to any modification required by Condition 2 below, be carried 
out in accordance with the approved plan of subdivision prepared by Thomson Survey 
Limited, referenced Proposed Subdivision of Lot 2 DP 376997, Job #10148, dated 11.06.24, 
and attached to this consent with the Council’s “Approved Stamp” affixed to it. 

Survey plan approval (s223) conditions 

2. Prior to approval pursuant to s223 of the Act, the consent holder shall: 
 

a. Provide evidence that approval has been given such that an appropriate legal 
instrument can be executed for Area Z on LT 596438 over DoC administered 
Crown Land, SO 18562, in favour of the application site Lot 2 DP 376997. 
Such evidence may take the form of correspondence confirming that the legal 
instrument has been granted; or legal instrument duly signed by the Crown’s 
representative; or a copy of the title for the application site with the legal 
instrument already executed. 
 
If not already executed on the application site, provide a solicitor’s undertaking 
that the necessary legal instrument will be executed on the affected title. If 
already executed on the application site title at time of application for s233 
survey plan approval, update the survey plan, as presented to Council, to 
reflect the executed legal instrument. 
 
OR 
 

b. Provide plans and details of proposed vehicle crossing and associated access 
into Lot 3 from existing appurtenant Easement, for Council’s approval. If the 
original effluent disposal area and the building platform as recommended by 
the Subdivision Site Suitability Engineering Report by Geologix Consulting 

http://www.qp-test.org.nz/consent-steps/consent-steps-7
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Engineers (ref C0110-S-01, dated June 2022) are not viable, the consent 
holder shall identify a suitable alternative effluent disposal area and an 
alternative building platform, subject to Council approval.    
 

c. Submit plans and details of works for the approval of Far North District Council, 
for the works specified in conditions 3(a)-(c) below, including options for a 
crossing and suitable access to a viable building platform within Lot 3 
dependent on whether condition 2(a) is satisfied. It is to be noted that certain 
works may need to be carried out or certified by a Suitably Qualified Person 
(IQP) or Chartered Professional Engineer (CPEng) working within the bounds 
to their assessed competencies. All plans needing design/certification by 
Council approved IQP/CPEng will require completion of a design producer 
statement (PS1). 
 
Plans are to include but are not limited to: 
(i)  Works required by conditions 3(a)-(c); 
(ii) Proposed stormwater control works to be in place prior to and during 
construction/upgrade works; 
(iii) Erosion and sediment control measures which are to be in place for the 
duration of the works in accordance with Erosion and Sediment Control Guide 
for Land Disturbing Activities in the Auckland Region (GD05). 

Section 224(c) compliance conditions 

3. Prior to the issuing of a certificate pursuant to section 224(c) of the Act, the consent holder 
shall: 

a.  Provide/upgrade a formed double width entrance to the existing appurtenant 
Right of Way, from Purerua Road, which complies with the Councils 
Engineering Standard FNDC/S/6, 6B, and section 3.3.7.1 of the Engineering 
standards and NZS4404:2004. The crossing is to be sealed or concreted back 
for a minimum distance of 5 metres from the existing seal edge. Culverts, if any, 
should be a minimum of 375mm RCP.   

 
b.   Provide a formed single width entrance to each lot which complies with the 

Councils Engineering Standard FNDC/S/6 and FNDC/S/6B and section 3.3.7.1 
of the Engineering standards and NZS4404:2004. Culverts should be a 
minimum of 375mm RCP.  

 
c.   Provide formed and metalled access for the length of the ROW to Lot 1, Lot 2 

and Lot 3 to 3m finished metalled carriageway width with passing bays provided 
to comply with Rule 15.1.6.1.2 of the Far North District Plan. The formation is to 
consist of a minimum of 200mm of compacted hard fill plus a GAP 30 or GAP 
40 running course and is to include water table drains and culverts as required 
to direct and control stormwater runoff. 

 

4. Following completion of the above works, the consent holder shall provide evidence by way 
of a Producer Statement (PS3) from a suitably qualified and experienced engineer; an 
independent qualified person, or confirmation from Council’s RC Engineer that the works have 
been completed in accordance with plans and details approved under condition 2(c). 
 
5. Secure the conditions below by way of a Consent Notice issued under section 221 of the 
Act, to be registered against the titles of the affected allotment. The costs of preparing, 
checking and executing the Notice shall be met by the consent holder: 
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a. At the time of lodging an application for building consent for a residential 
dwelling, the building applicant is to provide a report from a Chartered 
Professional engineer with recognised competence in relevant geotechnical 
and structural matters, which addresses the site’s investigation undertaken, 
sets out the specific design of the building’s foundations and indicates the 
programme of supervision of the foundation construction. The report shall 
reference the Subdivision Site Suitability Engineering Report by Geologix 
Consulting Engineers (ref C0110-S-01, dated June 2022) [Lots 1, 2 and 3] 
 

b.        In conjunction with the construction of any habitable buildings or sheds greater 
than 110m2 and other impermeable surfaces, the lot owner shall install 
stormwater retention tank/s with flow attenuated outlet/s, or similar devices. 
The system shall be designed such that the total stormwater discharged from 
the site, after development, is no greater than the predevelopment flow from 
the site for rainfall events up to a 10% AEP plus allowance for climate change. 
The details of the on-site retention storage and flow attenuation shall be 
prepared by a suitably qualified engineer and shall reference the 
recommendations of the Subdivision Site Suitability Engineering Report by 
Geologix Consulting Engineers (ref C0110-S-01, dated June 2022). 
Alternatively, stormwater runoff from the Lots can be discharged directly to 
ground via engineered soakage devices with prior Council approval.  

 
Overland/secondary flowpaths that can accommodate the 1% AEP storm event 
shall also be provided on the proposed Lots and are to be unobstructed by new 
buildings, other structures or landscaping [Lot 1, 2 and 3] 
 

c.         In conjunction with the construction of any building which includes a wastewater 
treatment & effluent disposal system the applicant shall submit for Council 
approval a TP58 Report prepared by a Chartered Professional Engineer or an 
approved TP58 Report Writer. The report shall identify a suitable method of 
wastewater treatment for the proposed development along with an identified 
effluent disposal area plus an appropriately sized reserve disposal area. The 
report shall confirm that all of the treatment & disposal system can be fully 
contained within the lot boundary and comply with the Regional Plan Permitted 
Activity Standards and shall reference the recommendations made within the 
Subdivision Site Suitability Engineering Report by Geologix Consulting 
Engineers (ref C0110-S-01, dated June 2022). 

 
 The consent holder shall enter into a maintenance contract with a suitably 

qualified and experienced person to maintain the wastewater treatment system 
so that it works effectively at all times. At a minimum, all maintenance shall be 
in accordance with the recommendations of the Operation and Maintenance 
Manual prepared by the system supplier. [Lots 1, 2 & 3] 
 

d.        In conjunction with the construction of any dwelling, and in addition to a potable 
water supply, a water collection system with sufficient supply for firefighting 
purposes is to be provided by way of tank or other approved means and to be 
positioned so that it is safely accessible for this purpose. These provisions will 
be in accordance with the New Zealand Fire Fighting Water Supply Code of 
Practice SNZ PAS 4509. [Lot 1, 2 & 3]  

 
e.     Electricity supply is not a condition of this consent and power has not been 

reticulated to the boundary of the lot. The lot owner is responsible for the 
provision of a power supply to operate the on-site aerobic wastewater treatment 
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plant and any other device which requires electrical power to operate. [Lot 1, 2 
& 3] 

 
f.       No cats, and no more than one domestic dog, may be kept on the lot. A 

maximum of two working farm dogs as defined in the Dog Control Act 1996 are 
exempt from this condition. Any dogs kept on the lot shall be: 
(i) micro-chipped; 
(ii) kept within a dog proof fence area, on a lead or under effective control at all 
times when outside the fenced area; 
(iii) kept in a kennel, inside, or tied up at night. 

 
[Lots 1, 2 and 3] 

Advice Notes 

Lapsing of Consent 

1.    Pursuant to section 125 of the Act, this resource consent will lapse 5 years after the date of 
commencement of consent unless, before the consent lapses; 

a) A survey plan is submitted to Council for approval under section 223 of the RMA before 
the lapse date, and that plan is deposited within three years of the date of approval of 
the survey plan in accordance with section 224(h) of the RMA; or 

b) An application is made to the Council to extend the period of consent, and the council 
decides to grant an extension after taking into account the statutory considerations, 
set out in section 125(1)(b) of the Act. 

Right of Objection 

2.       If you are dissatisfied with the decision or any part of it, you have the right (pursuant to 
section 357A of the Act) to object to the decision. The objection must be in writing, stating 
reasons for the objection and must be received by Council within 15 working days of the 
receipt of this decision. 

Archaeological Sites 

3.       Archaeological sites are protected pursuant to the Heritage New Zealand Pouhere Taonga 
Act 2014. It is an offence, pursuant to the Act, to modify, damage or destroy an 
archaeological site without an archaeological authority issued pursuant to that Act. Should 
any site be inadvertently uncovered, the procedure is that work should cease, with the 
Trust and local iwi consulted immediately. The New Zealand Police should also be 
consulted if the discovery includes koiwi (human remains).  A copy of Heritage New 
Zealand’s Archaeological Discovery Protocol (ADP) is attached for your information.  This 
should be made available to all person(s) working on site. 

General Advice Notes  

4.        This consent has been granted on the basis of all the documents and information provided 
by the consent holder, demonstrating that the new lot(s) can be appropriately serviced 
(infrastructure and access). 

5.        Earthworks must for their duration be controlled in accordance with the Erosion and 
Sediment Control Guidelines for Land Disturbing Activities in the Auckland Region 2016 
(Auckland Guideline Document GD2016/005). 

6.        Any encroachment of the road onto private property shall be surveyed off and vested in 
Council, such that the legal road boundary along the road frontage of the subject site is at 
least 6m from the centreline of the carriageway or 2m from the edge of the carriageway 
(Whichever is the greater). 

7.        Provide evidence that a Traffic Management Plan (TMP) has been approved by Council’s 
Corridor Access Engineer and a Corridor Access Request (CAR) obtained prior to vehicle 
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crossings being constructed or upgraded.  Application for TMP and CAR are made via 
https://www.fndc.govt.nz/Our-Services/Transport/Roads/Road-closures-and-restrictions 

8.        On the site visit it was observed that the subject site contains wetlands and is in close 
proximity to the Rangitane Stream. The consent holder and future Lot owners are advised 
that further consent from Far North District Council as well as the Northland Regional 
Council may be required prior to any earthworks or development as part of this subdivision 
under the District Plan and/or the National Environmental Standard for Freshwater 
Regulations 2020 

Reasons for the Decision  

1. By way of an earlier report that is contained within the electronic file of this consent, it 
was determined that pursuant to sections 95A and 95B of the Act the proposed activity 
will not have, and is not likely to have, adverse effects on the environment that are 
more than minor, there are also no affected persons and no special circumstances 
exist. Therefore, under delegated authority, it was determined that the application be 
processed without notification. 

 
2. The application is for a Discretionary activity resource consent as such under section 

104 the Council can consider all relevant matters.  
 
District Plan Rule Affected: 

Rule Number and Name Non Compliance Aspect Activity Status 

13.7.2.1(i) – Minimum Lot Sizes The smallest of the proposed Lots is 
5.35 

Discretionary  

 
3. In regard to section 104(1)(a) of the Act the actual and potential effects of the proposal 

will be acceptable as: 
a. The assessment by the applicant and Council’s Resource Consent Engineer (as 

per RC Engineer Memo contained in the electronic file) and the assessment of 
effects in pages 5 to 12 of the AEE is comprehensive and considered to 
address all relevant matters are adopted as part of this assessment to address 
stormwater disposal, water supply, sanitary sewage disposal, energy and 
telecommunications, provision of access, earthworks and utilities, water supply, 
Building Coverage, Setback from Boundaries, sunlight and natural and other 
hazards. Adverse effects of the above are foreseen to be less than minor when 
adopting the appropriate conditions as discussed in the S95 report contained in 
the electronic file of this Resource Consent. 

b. The issue of the physical accessway encroaching into DoC administered Crown 
Land is proposed to be solved by either obtaining DoC approval or an 
alternative accessway option. These are imposed as part of the conditions. 
 

4. In regard to section 104(1)(ab) of the Act there are no offsetting or environmental 
compensation measures proposed or agreed to by the applicant for the activity.    

 
5. In regard to section 104(1)(b) of the Act the following statutory documents are 

considered to be relevant to the application:   
a. National Environmental Standard for Freshwater,  
b. National Policy Statement for Freshwater Management,  
c. Operative Far North District Plan 2009, 
d. Proposed Far North District Plan 2022 
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The activity is consistent with these documents for the reasons set out in pages 12 to 
18 of the Assessment of Environmental Effects submitted with the application. In 
particular the National Policy Statement for Freshwater Management (NPS-FM) and 
National Environmental Standard for Freshwater applies here due to the presence of 
wetlands being on the site. Future development on the Lots and RoW has been 
addressed by the applicant who has been granted Resource Consent to undertake the 
necessary works. I conclude with NRCs assessment that the proposed works, with the 
relevant condition of consent, is not foreseen to have effects that are minor or more 
than minor on the nearby stream or wetland on and near the site. 

Operative Far North District Plan 

Objectives: 13.3.1, 13.3.2, 13.3.3, 13.3.8, 13.3.9,  

Policies: 13.4.1, 13.4.2, 13.4.3, 13.4.4, 13.4.5, 13.4.6, 13.4.8, 13.4.13, 13.4.14, 13.4.15 

The activity is consistent with the relevant objectives, policies and assessment criteria of the 
Operative District Plan because the site has an existing vehicle crossing which can be 
upgraded (as per a condition of consent) enabling the safe and efficient use of the current and 
future transport network.  

The site contains no known areas of significant biodiversity, historical or cultural values. The 
proposed subdivision is consistent with the scale, density and character of the surrounding 
environment. The lots can be serviced on site. Stormwater management for each Lot can be 
addressed at building consent stage once the building site for the lots are confirmed.  

Proposed Far North District Plan 

Objectives: SUB-O1, SUB-O3, SUB-O4 

Policies: SUB-P4, SUB-P5, SUB-P6, SUB-P11 

The activity is consistent with the relevant objectives, policies and assessment criteria of the 
Proposed District Plan and has no breaches of rules with immediate legal effect. 

For this resource consent application the relevant provisions of both an operative and any 
proposed plan must be considered. Weighting is relevant if different outcomes arise from 
assessments of objectives and policies under both the operative and proposed plans.  

As the outcomes sought are the same under the operative and the proposed plan frameworks, 
no weighting is necessary.    

6. In regard to section 104(1)(c) of the Act there are no other matters relevant to the 
application.  

 
7. In terms of s106 of the RMA the proposal is not considered to give rise to a significant 

risk from natural hazards, and sufficient provision has been made for legal and physical 
access to the proposed allotments. Accordingly, council is able to grant this subdivision 
consent subject to the conditions above. 

 
8. Based on the assessment above the activity will be consistent with Part 2 of the Act.  

The activity will avoid, remedy or mitigate any potential adverse effects on the 
environment while providing for the sustainable management of natural and physical 
resources and is therefore in keeping with the Purpose and Principles of the Act.  
There are no matters under section 6 that are relevant to the application.  The proposal 
is an efficient use and development of the site that will maintain existing amenity 
values without compromising the quality of the environment. The activity is not 
considered to raise any issues in regard to Te Tiriti o Waitangi.    
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9. Overall, for the reasons above it is appropriate for consent to be granted subject to the 
imposed conditions. 

Approval 

This resource consent has been prepared by Yuna Zhou, Intermediate Resource Planner. I 
have reviewed this and the associated information (including the application and electronic file 
material) and for the reasons and subject to the conditions above, and under delegated 
authority, grant this resource consent. 

 
 

 

 

Name: Pat Killalea Date: 18th October 2024 

Title: Independent Commissioner  
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1 Application Details 

Council Reference: 2230005-RMASUB 

Applicant:  Meridian Farm Limited 

Property Address: Lot 2, Purerua Road, Kerikeri  0294 

Legal Description: LOT 2 DP 376997  

Description of Application:  Subdivision in a Rural Production zone to 

subdivide lot 2 into 3 additional lots as a 

Discretionary Activity 

Reporting Planner:  Fern Harpham 

Operative District Plan Zoning: Rural Production 

Operative District Plan 

Notations: 

Kiwi Present Zone, Secondary Collector road 

Other Notations of Relevance: Nil 

Proposed District Plan Zoning: Rural Production 

Proposed District Plan 

Overlays: 

River Flood Hazard Zone (100 year ARI 

Event), River Flood Hazard Zone (10 Year ARI 

Event) 

Proposed District Plan 

Designations: 

Nil 

2 Procedural Details 

Date Received: 07-July-2022 

Date of Site Visit: 25-October-2022 

Further Information Requested: N/A 

Further Information Received: N/A 

Suspended under section 88E: Nil 

Extension Pursuant to section 

37: 

17-October-2022 

Pre-application Meeting Held: No 

Pre-lodgement Consultation by 

Applicant: 

NA 
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Locality Plan 

 

Figure 1: The location of the site 

3 Description of Site 

The site is as described in the application documents being the Assessment of 

Environmental Effects (AEE) titled “Planning report and assessment of environmental 

effects” prepared by Thomson Survey Ltd, dated July 2022.  

I concur with this description and have no further comment. 

The application has the following consent history on the subject site: 
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RC 2060747-RMASUB, 2 lot subdivision, issued 13 April 2006 (lapsed). 

RC 2100562-ROMCOC, consent for telecommunications facility, issued 2 June 2010. 

Record of Title 

The Record of Title has the following interests/consent notices: 

 

4 Description of Proposed Activity 

The activity is as described in the application documents being the Assessment of 

Environmental Effects (AEE) titled “Planning report and assessment of environmental 

effects” prepared by Thomson Survey Ltd, dated July 2022 at pages 4. In summary the 

applicant is seeking to carry out a subdivision of Lot 2 DP 37 6997 to create three lots. Lot 1 

will be 7.02ha, Lot 2 will be 5.35ha and Lot 3 will be the balance farm lot of 16.97ha. All lots 

will be accessed via the existing right of way off Purerua Road, which currently services the 

property and the neighbouring property Lots 1 and 2 DP 578190, as shown on Figure 2 

below. 
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Figure 2: Proposed site plan 
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Technical Note: 

It is noticed that the southern neigbour of the site has been subdivided into two lots recently, 

from Lot 1 DP376997 to Lots 1 and 2 DP 578190. As this will not really affect the existing 

easements for the site, the proposed scheme plan is not required for an update. 

5 Distribution and Correspondence 

Internal Specialists  

The proposal has been reviewed and assessed by the following Council specialist/s and the 

matters within the scope of this application have been taken into account in the assessment 

below. 

Internal Specialist Date Sent Date Received 

RC Engineer 7th October 2022 20th October 2022 

IAM 7th October 2022 7th October 2022 

NTA / Roading 7th October 2022 25th October 2022 

Reserves 18th October 2022 25th October 2022 

6 Reasons for the Application  

Rule Assessment   

The proposal requires resource consent(s) for the following reasons: 

Operative Far North District Plan  

section 11 – Subdivision  

Rule Number and Name Non Compliance Aspect Activity Status 

13.7.2.1(i) – Minimum 

Lot Sizes 

The minimum proposed Lot size is 

5.35 

Discretionary  

Proposed Far North District Plan 

The Proposed Far North District Plan (PDP) was notified on 27 July 2022. Rules in a 

Proposed Plan have legal effect once the council makes a decision on submissions relating 

to that rule and publicly notified this decision, unless the rule has immediate legal effect in 

accordance with section 86(3) of the Resource Management Act 1991 (the Act). 

the submission period on the PDP has now closed, however submissions are not yet 

summarized. Therefore, only rules in the PDP with immediate legal effect are relevant. 

These rules are identified with a ‘hammer’ in the plan. Rules that do not have immediate 

legal effect do not trigger the need for a resource consent under the PDP. 
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An assessment of the proposal against the rules with immediate legal effect has been 

undertaken. In this case there are none that are relevant to the proposal.  Therefore, no 

consideration needs to be given to any of the rules under the PDP. 

Overall Activity Status 

Overall, the application is a Discretionary activity. 

7 National Environmental Standards  

The following National Environmental Standards are considered relevant to the site; 

however, resource consent is not required under the standard as addressed below. 

National Environmental Standard for Assessing and Managing 

Contaminants in Soils to Protect Human Health 2011 (NESCS) 

Based on the applicants review of Council records and my review of Northland Regional 

Councils selected land use register and historical imagery available on Retrolens, the piece 

of land to which this application relates is not a HAIL site, and therefore the NESCS does not 

apply. 

National Environmental Standards for Freshwater 2020 (NESFW) 

While the NESFW is enforced by the regional council, it is still relevant to consider whether 

the activities subject of this application may have implications in terms of the NESFW 

regulations.  

The National Environmental Standards for Freshwater is relevant to this application due to 

the presence of wetlands within Lots 1 and 2, and potentially Lot 3. A small, tree-lined 

watercourse is also present within Lot 3. Built development can be made well clear of 

watercourses, and at least 30m from wetlands. As the 100m setback from wetlands for built 

development cannot be achieved, an application has been made to NRC for breach of 

setback rules. APP.044004.01.01 with Northland Regional Council has been approved for 

the required works (decision and plans provided by applicant and contained in the electronic 

file of this application for reference). Wastewater and stormwater can be appropriately 

managed as to not affect the quality of watercourses and wetlands. Sediment controls during 

development will prevent runoff into the wetlands. 

8 Notification Assessment 

Section 95A – Public Notification Assessment 

Section 95A requires a decision on whether or not to publicly notify an application and sets 

out a step by step process by which to make this decision. 

Step 1: Mandatory public notification in certain circumstances 

s95A(3)(a) Has the applicant requested that the application be 
publicly notified? 

No 

s95A(3)(b) Is public notification required under section 95C? No 
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s95A(3)(c) Has the application been made jointly with an application 
to exchange recreation reserve land under section 15AA 
of the Reserves Act 1977? 

No 

Step 2: If not required by step 1, public notification in certain circumstances. 

s95A(5)(a) Is the application for a resource consent for one or more 
activities and each activity is subject to a rule or national 
environmental standard that precludes public notification? 

No 

s95A(5)(b) Is the application for a resource consent for 1 or more of 
the following, but no other, activities; a controlled activity; 
a restricted discretionary, discretionary, or non-complying 
activity, but only if the activity is a boundary activity? 

No 

Step 3: If not precluded by step 2, public notification required in certain circumstances not  

s95A(8)(a) Is the application for a resource consent for one or more 
activities, and any of those activities is subject to a rule or 
national environmental standard that requires public 
notification? 

No 

s95(8)(b) In accordance with section 95D, does that the activity will 
have or is likely to have adverse effects on the 
environment that are more than minor? 
The assessment below addresses this matter. 

No 

Effects that must be Disregarded 

Adjacent Land 

Pursuant to section 95D(a) the consent authority must disregard any effects on the land in, 

on, or over which the activity will occur, and on persons who own or occupy any adjacent 

land. The land adjacent to the subject site is identified in Table 1 and Figure 3 below. 

Table 1: Adjacent Land 

Legal Description Address Key 

Lot 2 Deposited Plan 108139 252 Purerua Road, Kerikeri  

Lot 3 DP 596251 Lot 3, Meridian Drive, Kerikeri 

0294 

 

Lot 1 Deposited Plan 578190 210 Purerua Road, Kerikeri  

Lot 4 Deposited Plan 445792 and Section 1, 

3 Survey Office Plan 437677 

95 Somerville Road, Kerikeri  

Lot 2 DP 578190 Lot 2, Purerua Road, Kerikeri  
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Figure 3: Adjacent Land 

Restricted Discretionary Activities 

The application is not for a restricted discretionary activity and therefore the consent 

authority can take into account any relevant matter when assessing the environmental 

effects. 

Written Approvals 

Pursuant to section 95D(e) the consent authority must disregard any effect on a person who 

has given written approval. 

In this instance, no written approvals have been provided. 

Trade Competition 

Pursuant to section 95D(e) the consent authority must disregard trade competition and the 

effects of trade competition. 

There are no known trade competition matters. 

Permitted Baseline 

Pursuant to section 95D(b) the Council has the discretion to disregard effects of an activity if 

a rule or national environmental standard permits an activity with that effect, this is known as 

the permitted baseline.  

There is no relevant permitted baseline as all subdivision activities require resource consent 

under the Operative District Plan. 

Assessment 

Receiving Environment 
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The receiving environment beyond the subject site includes permitted activities under the 

relevant plans, lawfully established activities (via existing use rights or resource consent) 

and any unimplemented resource consents that are likely to be implemented. The effects of 

any unimplemented consents on the subject site that are likely to be implemented (and 

which are not being replaced by the current proposal) also form part of this reasonably 

foreseeable receiving environment. This is the environment within which the adverse effects 

of the application must be assessed. 

The site is located on Purerua Road, a legal sealed road, and is approximately 7km from 

Waipapa. There is no built environment on the property. There is, however, a consented 

Vodafone New Zealand Ltd cell tower situated beside the northwest boundary of Lot 1, 

adjacent to Purerua Road. The lot is access of a RoW that runs parallel (and over in spots) 

the Rangitane Stream and includes areas of wetlands. The lowest contours exist at the 

bottom of the lots, with the lowest contours in the bottom of Lot 3, next to a refilled quarry on 

the neighbouring property. 

The surrounding environment is standard Rural Production with adjacent lots being large 

farm lots. The wider area includes some smaller Rural Production lots that have been 

developed to accommodate Rural Lifestyle lots with single family dwellings and ancillary 

buildings.  

This is the environment within which the adverse effects of the application must be 

assessed. 

Adverse Effects Assessment 

Taking into account the above, the following assessment determines whether the proposed 

activity will have, or is likely to have, adverse effects on the environment that are more than 

minor.  

To determine whether the activity will have or will be likely to have adverse effects on the 

environment that are more than minor, an assessment of environmental effects carried out in 

accordance with section 95D of the Act is required.   

The assessment of effects in pages 5 to 12 of the AEE is comprehensive and considered to 

address most relevant matters, except the access issue discussed below. I agree and adopt 

this assessment for the purposes for this assessment.  

The assessment by the applicant and Council’s Resource Consent Engineer (as per RC 

Engineer Memo contained in the electronic file) are adopted as part of this assessment to 

address stormwater disposal, water supply, sanitary sewage disposal, energy and 

telecommunications, provision of access, earthworks and utilities, water supply, Building 

Coverage, Setback from Boundaries, sunlight and natural and other hazards. Adverse 

effects of the above are foreseen to be less than minor when adopting the appropriate 

conditions, should consent be granted.  

Allotment Dimensions  

All lot sizes can accommodate a 30m x 30m building envelope, whilst respecting the 10m 

boundary setback required for the Rural Production Zone. They also respect the 30m 
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setback from watercourses over 3m wide and the setback from watercourses under 3m in 

width. However, due to the size, shape and landscape of proposed lots 1 and 2, building 

setback requirements from wetlands cannot be met. The applicant has made an application 

to NRC for breach of setback rules which has been granted. 

Due to the proximity to Ranigtane Stream, flood susceptible areas and wetlands, it is 

considered that any development on the proposed Lots may require further resource 

consent from Far North District Council and/or Northland Regional Council. Should consent 

be granted, it is recommended that this be included in the decision document by way of an 

advice not for the consent holder and/or future Lot owners. 

Access 

Waka Kotahi One Network Road Classification classifies Purerua Road as a Secondary 

Collector with an average estimate AADT of 903 VPD. Vehicle crossing from Purerua Road 

complies with FNDC/S/6 and 6B, including sight distances. The Development Engineer has 

advised that the vehicle crossing to the RoW will require upgrading and additionally the 

vehicle crossings from the ROW to the lots are to be constructed as per FNDC/S/6 single 

width with a minimum 375mm diameter RCP culvert, as per the Subdivision Site Suitability 

Engineering Report. Additionally, as per 15.1.6C.1.3, passing bays are required and shall be 

constructed prior to 224. 

Further Access Issues 

The application has been processed over two years and allocated to several planners 

before. According to the letter response received from Thomson Survey Limited dated 

03/07/2024, about a year ago, during the review stage of the application process, the issue 

of the physical accessway encroaching into Crown Land Reserved from Sale, known as the 

Marginal Strip, was discovered. This strip is administered by the Department of Conservation 

(DoC). Specifically, the portion of the access that leads into Lot 3 was found to be infringing 

on the Marginal Strip, leading to the suspension of the application until this issue could be 

resolved. 

To resolve the access issue, the applicant initiated discussions with DoC. They 

commissioned survey plans aimed at securing an easement over the Marginal Strip to 

legalize the existing accessway. While the conversations with DoC showed positive signs, 

DoC informed the applicant that the process of securing the necessary easement would take 

time. Even after the necessary information had been submitted, it was expected to take 

several months to receive confirmation. 

On 1st May 2024, the Council informed the applicant that the application had been on hold 

for too long and advised them to withdraw and re-lodge it. Thomson Survey Ltd was notified 

of this on 13th May 2024, but they disagreed with withdrawing the application. They 

communicated with the council, expressing their intent to keep the application active and 

work toward resolving the easement issue while maintaining progress on the subdivision. 

The council agreed to continue processing the application.  

The easement process is ongoing, but alternative access options are feasible according to 

the letter response. One alternative involves creating an internal driveway within Lot 3 

without using the portion of the accessway encroaching on the Marginal Strip. The agent 
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confirmed that alternative access is physically possible. An existing culvert crossing leads 

uphill from the current accessway and into Lot 3. Once inside Lot 3, an internal driveway can 

be formed to provide access to a future building site. The Subdivision Site Suitability Report 

submitted with the application showed the potential for various house sites on Lot 3, further 

supporting the viability of internal access. 

A s223 condition is suggested by the agent as following: 

 

Considering Crown land has no title, it is unsure how an easement can be registered as per 

the recommended condition above. Therefore, the wording ‘easement’ is suggested to be 

changed to ‘legal instrument’ and the wording ‘registered’ is changed to ‘executed’ for Cond. 

2(a).  
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Figure 4: Suggested alternative access for Lot 3. Source from: The response letter 

dated 03/07/2024 
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Figure 5: Alternative access roughly indicated on the scheme plan 

 

Natural and Other Hazards  

NRC GIS Maps indicate this property is subject to the River Flood Hazard Zone – Priority 

Rivers – 100yr CC extent, along the southwest boundaries where the Rangitane River 

travels adjacently to the Lot. The proposed lot may be susceptible to flooding in some 

places, including a section of the proposed access and some ground movement is visible in 

the gully sections of the overland flow paths. Due to the characteristics of the soil, this 

presents risk of soil that are not considered good ground; therefore, foundations should be 

designed by a Chartered Professional Engineer. 

The site would not warrant action under Section 71(1) of the Building Act 2004. Likewise, the 

natural hazards do not contain a significant risk for Section 106 of the Resource 

Management Act to apply. 

Water Supply  
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The applicant has advised that the proposed Lots and any future development can be self-

sufficient in terms of water supply.  

The Resource Consent Engineer has advised that a potable and firefighting water supply will 

need to be provided for by way of water tanks or another approved means at development 

stage, and that provisions will need to be in accordance with the New Zealand Fire Fighting 

Water Supply Code of Practice SNZ PAS 4509:2008. Should consent be granted, it is 

recommended that a consent notice be imposed which reflects this advice. 

Stormwater Disposal  

The applicant has advised that stormwater management can be dealt with at the time of 

development stage given that the lots are vacant, additionally as the Applicant has not 

proposed any developments on the lots at this stage, natural overland flow paths shall 

remain unchanged. The Resource Consent Engineer has advised that due to the low-lying 

nature of the access and susceptibility to flooding, a stormwater design should be submitted 

to council and constructed prior to 224. Upon completion of the works a Producer Statement 

(PS4) shall confirm the works is in accordance with the design and that for future 

development, a stormwater management plan shall be provided to and approved by council 

for each lot prior to development, for any habitable building or shed greater than 110m2, in 

accordance with the recommendations within the suitability report. Should consent be 

granted, it is recommended that a consent notice be imposed which reflects this advice. 

Wastewater Disposal  

As per the Site Suitability Engineering Report by Geologix Consulting Engineers (ref C0110-

S-01, dt June 2022), no development proposals are available at this stage, as such the 

design parameters are based on future probable development. All sites are large enough to 

contain a wastewater system and reserve disposal area. 

The Resource Consent Engineer has recommend that if future construction is to take place 

on proposed Lot 1, 2, or 3, a site-specific ARC TP58 at the time of Building Consent is 

required, in reference to the recommendations of the Site Suitability Engineering Report by 

Geologix Consulting Engineers (ref C0110-S-01, dt June 2022). Should consent be granted, 

it is recommended that a consent notice be imposed which requires this.  

Energy and Telecommunications Supply  

Energy and Telecommunication Supply is not a requirement within the Rural Production 

Zone. Should consent be granted, it is recommended that a condition of consent should be 

imposed requiring future Lot owners to take responsibility of the provision of these services.   

The applicant has provided a Letter from Top Energy, dated 11 March 2022, which advises 

the requirements from Top Energy are nil. The provision for power supply for proposed Lots 

1, 2 & 3 are to be made at the time of development.  

Easements  

The application site contains an easement for power under 6483183.1, and water supply 

easement under B559069.5.  
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Preservation of Heritage Resources, Vegetation, Fauna and Fauna, and Land Set 

Aside for Conservation Purposes 

The applicant has advised that there are no features of this nature on the subject site, based 

on my review I agree with their assessment.  

However, the site is identified as being in a Kiwi Present Zone, as such it is considered that 

a consent notice should be imposed restricting the ownership of cats and dogs on each of 

the proposed Lots due to the presence of Kiwi. Given that proposed Lot 3 is still of a size 

which is able to be used for productive purposes, it is considered that working dogs may be 

allowed on this site, subject to conditions.  

Technical Notes (Changes to the original draft conditions): 

There are multiple changes suggested by the agent to the original draft conditions: 

In regard to condition 1, the agent advised that (refer to the response letter dated 

03/07/2024): 

 

As outlined in the original S95 report: 

Prior to 224, the applicant shall also provide to council for approval a stormwater design for 

the ROW, particularly within the section that is prone to flooding as indicated by the NRC 

GIS maps. This section of the access also falls outside the easement boundary in some 

places. Prior to 223, the Scheme Plan should be updated and a cadastral surveyor should 

confirm it is within the boundary. 

There are two relevant original draft conditions: 

1. Original draft condition 2. (a) – (d) under s223 conditions: 

 

2. Original draft condition 3.e.i under the s224(c) conditions requires: 

i. Stormwater mitigation design for the section(s) of access indicated by NRC GIS as 

susceptible to flooding. The system shall be designed such that the total stormwater 

discharged from the site, after development, is no greater than the predevelopment 
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flow from the site for rainfall events up to a 10% AEP plus allowance for climate 

change. 

This condition was suggested to be revised as follows: 

(ii) Proposed stormwater control works to be in place prior to and during 

construction/upgrade works; 

 

In regard to draft cond. 2, the agent advised that (refer to the response letter dated 

03/07/2024):  

 

In regard to Cond. 3.e.i, the agent advised that these requirements are excessive because 

the accessway is exisitng and well-formed and requires only minor upgrades “to achieve the 

3m carriageway width required, passing bays and one crossing in the area in question – 

which incidentally is a very short portion of the existing accessway” (refer to the email 

received on 26/09/2024). 

I accept the suggested amendments to those two conditions. 

Couple of orginal stormwater conditions were removed from the suggested version as well. 

Incluidng original draft conditions under s224(c) 3.f. and g. and original draft Condition 4.b. 

under s221. 

 

 

Considering revised Cond. 4 already requires PS3 to be provided, I accept the removal of 

original Cond. 3.f. 
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Considering only small-scale of earthworks is anticipated from the application, I accept the 

removal of original Cond. 3.g. 

Considering revised Cond 5.b. already contains requriements to future stormater 

management, I accept the removal of original Cond. 4.b.  

Furthermore, in regard to original Draft Condition 4.d. under s221, the wording ‘plus a 100% 

reserve disposal area’ was suggested to be changed to ‘plus an appropriately sized reserve 

disposal area’. 

 

The agent advised that the 100% requirement was seen as unnecessarily high, especially 

when secondary treatment systems only require a 30% reserve under the regional 

regulations. This change is meant to avoid overburdening the lot owner with excessive 

space and design requirements. (refer to the email received on 26/09/2024). I accept the 

reason for the suggested change and amended this condition accordingly. 

Apart from the above, the original draft contains a condition prohibiting the keeping or 

introduction of any carnivorous or omnivorous animals that could pose a threat to kiwi, 

including cats and dogs. A maximum of two working farm dogs were allowed, but information 

(e.g. written confirmation that the dog(s) have been micro-chipped) needs to be provided to 

Council Monitoring officer. The revised condition allows for no more than one domestic dog 

to be kept on the lot, and still prohibits cats. It allows for a maximum of two working farm 

dogs as the original condition. Considering the site is not within kiwi high area, I accept the 

suggested amendments. 

Adverse Effects Conclusion 

In conclusion, subject to conditions of consent, I consider that the proposal will not have and 

is not likely to have more than minor adverse effects on the wider environment.  

Step 4: Public notification in special circumstances 

s95A(9) Do special circumstances exist in relation to the 
application that warrant the application being publicly 
notified? 
The assessment below addresses this matter. 

No 

Special circumstances are those that are: 

▪ Exceptional or unusual, but something less than extraordinary; 

▪ Outside of the common run of applications of this nature, or; 



 NOTIFICATION DETERMINATION UNDER 
SECTIONS 95A TO 95G OF THE RESOURCE 
MANAGEMENT ACT 1991 

 

2230005-RMASUB  Meridan Farm Limited 

Lot 2, Purerua Road, Kerikeri 0294  Page 18 of 22 

▪ Circumstances which make notification desirable, notwithstanding the conclusion that the 

adverse effects will be no more than minor. 

In this instance there is nothing exceptional or unusual about the application, and the 

proposal has nothing out of the ordinary to suggest that public notification should occur.   

Section 95B – Limited Notification Assessment 

Where an application is not publicly notified under section 95A, section 95B requires a 

decision on whether there are any affected persons (under section 95E) and sets out a step 

by step process by which to make this decision.    

Step 1: Certain affected groups and affected persons must be notified 

s95B(2)(a) Are there any affected protected customary rights groups? No 

s95B(2)(b) Are there any affected customary marine title groups (in 
the case of an application for a resource consent for an 
accommodated activity)? 

No 

s95B(3)(a) Is the proposed activity on or adjacent to, or may affect, 
land that is the subject of a statutory acknowledgement 
made in accordance with an Act specified in Schedule 11? 

No. 

s95B(3)(b) Is the person to whom the statutory acknowledgement is 
made is an affected person under section 95E? 
 

No 

Step 2: If not required by step 1, limited notification precluded in certain 

circumstances 

s95B(6)(a) The application is for a resource consent for 1 or more 
activities, and each activity is subject to a rule or national 
environmental standard that precludes limited notification. 

No 

s95B(6)(b) The application is for a controlled activity (but no other 
activities) that requires a resource consent under a district 
plan (other than a subdivision of land). 

No 

Step 3: If not precluded by step 2, certain other affected persons must be notified 

s95B(7) In the case of a boundary activity, determine in 
accordance with section 95E whether an owner of an 
allotment with an infringed boundary is an affected 
person. 

No 

s95B(8) In the case of any other activity, determine whether a 
person is an affected person in accordance with section 
95E. 
The assessment below addresses this matter. 

No 

Affected Persons Assessment 

The following assessment addresses whether there are any affected persons that the 

application is required to be limited notified to, pursuant to s95B(7) or (8), in accordance with 

95E. A person is affected if the activity’s adverse effects on a person are minor or more than 

minor (but not less than minor). 
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Pursuant to section 95E(2)(c) the consent authority must have regard to every relevant 

statutory acknowledgement made in accordance with an Act specified in Schedule 11. 

Effects that must be Disregarded 

Controlled or Restricted Discretionary Activities 

Pursuant to section 95E(2)(b) the activity is a restricted discretionary activity and the consent 

authority must disregard any adverse effect of the activity on the person if the effect does not 

relate to a matter for which a rule or a national environmental standard restricts discretion.  

The application is for a Discretionary activity and therefore a full consideration of effects can 

be made. 

Written Approvals 

Pursuant to section 95E(3)(a) a person is not an affected person if they have given written 

approval to the application (and not withdrawn it).   

No persons have given their written approval. 

Permitted Baseline 

Pursuant to section 95D(b) the permitted baseline may be taken into account and the 

Council has the discretion to disregard those effects.    

The permitted baseline has not been taken into account as addressed in the section 95A 

Assessment above.  

Assessment 

Taking into account the above, including the assessment of environmental effects on the 

wider environment there are no affected persons because the subdivision’s proposed 

building platforms are isolated from development on neighbouring lots and are able to be 

located a sufficient distance away from neighbouring lots to be screened from farming 

activities. Screening includes the RoW and Rangitane stream on the Southern boundary and 

the natural typography of the land on the northern boundary.  

The size and layout of the proposed lots is such that I believe future built development can 

be readily absorbed into the landscape so as not to create adverse effects on visual amenity. 

The proposal will add an additional two lots to the ROW and is in keeping with the eight lot 

limit. Consultation with the burdened neighbour over which the ROW is located has not been 

deemed necessary. Additionally, with appropriate conditions of consent, neither NTA nor the 

Resource Consents Engineer has raised concerns with the impact of the potential additional 

traffic generated by the subdivision.  

With less than minor effects on any habitat, including water bodies (as assessed in the 

assessment of effects on the wider environment and by NRC in their own consent 

application), and the effects of run off and stormwater able to be accommodated on site, it is 

foreseen that the potential effects on neighbouring parties will be less than minor and not 

merit limited notification.  
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Further Issues 

During my processing, I realised that there is a written opposition from Kapiro Residents 

Association community group to this proposal (dated August 2022). Another related 

submission was received on April 2023. 

The agent from Thomson Survey Limited provided a response letter on 22/07/2024. In 

summary 

1. Agricultural Land Fragmentation: The agent dismisses concerns about the fragmentation 

of agricultural land, clarifying that the site in question is not classified as “highly productive” 

land and is not subject to the protections of the National Policy Statement for Highly 

Productive Land (NPS HPL). 

3. Built Structures: The site already has existing infrastructure, and the ODP allows 

additional structures. The current absence of buildings is irrelevant since the site can 

accommodate future development under the existing regulations. 

4. Rural Lifestyle Properties: The area already contains subdivided rural lifestyle blocks, so 

the proposed development is consistent with the character of the surrounding area. 

5. Visual Impact: Concerns about the visibility of proposed dwellings are addressed by 

noting that the Rural Production Zone has no visual amenity rules requiring landscaping or 

screening.  

6. Riparian Setback and Wetlands: The writer rejects the need for additional setback 

protection between the site and the riparian margin, noting that the marginal strip is already 

sufficient. Consent for stormwater management near wetlands has been obtained, and 

further consent is not required. 

7. Kiwi Protection: Concerns about the protection of kiwi birds are acknowledged, with a draft 

condition being considered to restrict dog ownership to a single domestic dog, with 

exceptions for working dogs. 

8. Lot 3 Access Encroachment: The proposed access encroaches on public land and the 

riparian margin, but as advised by the agent, the Department of Conservation has reviewed 

the site and is satisfied with the existing access track, pending easement registration. 

The KRA's claim that a change of land use consent is required is dismissed. The application 

does not involve a change from farming to residential land and is not required to do so. 

No additional setback protection between the riparian margin and the southwest boundary of 

the site is needed, as the marginal strip is already sufficient. Inland wetlands on the property 

are protected under existing legislation, and the necessary consent for stormwater 

management near wetlands has already been obtained. No further consent is required since 

the development will not impact wetland water levels. 

A draft condition to protect kiwi birds is being discussed, which includes banning cats and 

limiting dog ownership to a single domestic dog, with working dogs exempt. 

The KRA's references to the Proposed District Plan (PDP) are dismissed as irrelevant, as 

the relevant PDP rules are not yet legally effective. 
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I generally concur with the assessment. The KRA’s concerns are considered either 

addressed or not significant enough to impact the non-notification conclusion. 

Adverse Effects Conclusion 

In conclusion, subject to conditions of consent, I consider that the proposal will not have and 

is not likely to have more than minor adverse effects.  

 
Step 4: Further notification in special circumstances 

s95B(10) Do special circumstances exist in relation to the 
application that warrant notification of the application to 
any other persons not already determined to be eligible for 
limited notification under this section (excluding persons 
assessed under section 95E as not being affected 
persons)? 
The assessment below addresses this matter. 

No 

 

The effects on all persons were able to be considered in Step 3 above. As such there are no 

additional persons that need to be considered in this assessment and therefore 

consideration of special circumstances is not required. 

 

 

9 Notification Recommendation 

Based on the assessment above under section 95A of the Act, this application may be 

processed without public notification. In addition, under section 95B of the Act, limited 

notification is not required. 

I therefore recommend that this application is processed non notified. 

 

Yuna Zhou  

Intermediate Resource Planner 

Date: 15/10/2024 
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10 Notification Determination 

Acting under delegated authority, and for the reasons set out in the above assessment, 

under sections 95A and 95B this application shall be processed on a non-notified basis. 

 

 

 

Name: Pat Killalea Date: 18/10/2024 

Title: Independent Commissioner
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