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1.0 INTRODUCTION 

 

1.1 The Proposal  

Subdivision 

The applicants have previously received resource consent for a subdivision to create three 

lots from two existing titles (adjacent). RC 2200294-RMASUB was issued in December of 2019. 

The application site was in the Rural Production Zone under the Operative District Plan (ODP) 

and the application was a restricted discretionary activity and granted under delegated 

authority, with approval provided by NZTA for access to State Highway 10. 



  Thomson Survey Limited 
Subdivision  Nov-26 
__________________________________________________________________________________________ 

____________________________________________________________________________________________________ 
Page | 2 

Planning Report and Assessment of Environmental Effects Job # 9298 

   
 
 

 

 

RC 2200294 progressed through to state highway works being completed to NZTA’s 

satisfaction. Unfortunately, however, it lapsed because more than 5 years passed between 

date of issue and giving effect via a s223 approval. A copy of RC 2200294 is attached in 

Appendix 4. 

The applicants now seek another subdivision consent. Whilst similar to the previous consent in 

some aspects, the applicants now seek to create a total of 6 lots. One of the lots is to be 

amalgamated with another parcel, and another lot is involved only by way of minor 

boundary adjustment of an existing title, both of these aspects being the same as the 

previously issued consent. In summary the new configuration being proposed creates a total 

of 4 additional lots. 

Access arrangements remain the same as already consented in that there are 3 existing 

highway crossings, and these will remain, one requiring further upgrade to accommodate 

the proposed additional use. NZTA has provided its condition approval to the arrangement.  

In summary, the proposal involves the following: 

Lot 1 of 13.24ha – already supporting residential dwelling and an existing title NA84C/174, in 

the name of N G Meyers, and which is only involved in this proposal by way of small 

adjustments to its boundaries. The property is currently 13.2315ha in area; and proposed to 

be 13.24ha (effectively no change). This property was also involved in the previous consent; 

Lot 2 of just over 6ha – containing existing built development; 

Lot 3 of 51.80ha to be held with the adjacent Lot 2 DP 41262 (vacant, utilised as farm land);  

Lot 4 of 65.96ha, also vacant and utilised as farm land; 

Lot 5 of 4.04ha, additional proposed vacant lot; and 

Lot 6 of 4.14ha, additional proposed vacant lot. 

The proposed lots will not have access to any Council 3 waters reticulated services and will 

be reliant on on-site water supply; wastewater treatment and disposal; and stormwater 

management. A Site Feasibility Appraisal supports this application, refer to Appendix 5. 

A copy of the scheme plan(s) is attached in Appendix 1. 

As with any subdivision, consent is required pursuant to both the Operative District Plan (ODP) 

and Proposed District Plan Appeals Version (PDP-AV).  

There is a land use component associated with the application in that the proposed Lot 2, at 

just over 6ha in area, will support the existing two residential units already on the property. 

The reduction in the area of land around two residential units requires consent under both 

the ODP and PDP-AV. 
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1.2 Scope of this Report 

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

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

Management Act 1991. The application seeks consent to subdivide and for land use. The 

proposed activity is a restricted discretionary activity under the ODP and a non complying 

activity under the PDP-AV.  

The information provided in this assessment and report is considered commensurate with the 

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

contained within the Application Form 9. 

2.0 PROPERTY DETAILS 

Location: 4619 & 4691 State Highway 10, Lake Ohia – refer to 

location map in Appendix 2. 

Legal Description: Lot 1 DP 142524 and Part Lot 1 DP 41262 

 

RT’s: CFR’s NA84C/174 and NA82C/690 – refer to Appendix 3. 

 

3.0 SITE DESCRIPTION  

3.1 Site Characteristics 

The site is zoned Rural Production in the (ODP) and (PDP). No resource features apply in the 

ODP. Under the PDP, the existing non commercial quarry located on one of the application 

titles has been mapped within the Mineral Extraction zoning. The low-lying highway frontage 

area, where drainage/flowpaths exist, is mapped as being subject to both coastal and river 

flooding, with the latter mapped as extending south through a gully. All such areas are on 

parts of the property utilised as farm and grazing, and not intended to accommodate any 

future residential use.   

Proposed Lots 1 (involved through boundary adjustment only) and 2 contain existing 

residential development with ancillary buildings. Lot 2 supports a second residential unit, 

accommodating a single resident, and another building under construction at time of earlier 

visit to site. Proposed Lot 4 accommodates the existing milking shed complex. Internal to the 

site there is a farm race network, proposed to be utilised for access to proposed additional 

lots. 

At the head of the central gully is a series of modified ponds and water sources, proposed to 

provide water to other lots via easement, as well as protecting the habitat that has been 

created within that area. Other than that area, the remainder of the site is primarily in 

pasture (grazing use) with no areas of indigenous vegetation/habitat. 
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View from farm race forming western boundary of Lots 5 & 6, looking  

southwest towards pond area 

Topographically, the application sites’ low point is at highway frontage. Lot 2’s built 

environment is accessed via a relatively steeply inclined driveway off the highway up to the 

plateau area on which the house is located. Lot 4’s frontage is low lying and level to its north 

(highway frontage area) before also ascending to higher elevations to the south, including 

the same plateau upon which Lot 2’s buildings are located. The bulk of the site is located on 

that elevated plateau, with a central gully. 

Further site description details are provided in the SEFA in Appendix 5. 

The site is not mapped as containing any archaeological, cultural or heritage resources or 

values. There is no Protected Natural Area vegetation or habitat within the site.  

The site is not mapped as either kiwi present area of high density kiwi. 

There are no wetlands or water bodies within any area likely to be developed. 

LUC maps show the site as containing LUC 4 and 6 soils except for a tiny amount of LUC 3w 

(wet) extending just inside boundaries along the highway. This is negligible, with the highway 

being the natural ‘boundary’ of the LUC 3 soils almost entirely located across highway to the 

north. 

3.2 Legal Interests  

The properties involved in the application have no interests registered on the property other 

than those related to Limited Access Road status and registered crossing place notices  
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3.3 Consent History 

Property file for 4619 State Highway 10 shows the following: 

 

RC 2080902-RMASUB, issued in 2008, creating one additional allotment (previous owner); 

RC 2105020-RMASUB, issued in 2010, also creating one additional allotment (previous owner); 

RC 2140261-RMALUC, issued in 2014 for a new dairy shed with a boundary setback breach; 

and associated 3000412-LGAEWK, also issued in 2014; 

RC 2200294-RMASUB, issued in 2019 and referred to earlier in this report – since lapsed. 

 

BP 41871, issued in 1976 for a garage; 

BP 2087, issued in 1993 for the relocation of a workshop within the same property; 

BC-1993-299, issued in 1993 for a dwelling; 

BC-1996-1425, issued in 1996 for solid fuel heater; 

BC-2003-764, issued in 2003 for a garage; 

BC-2009-1558, issued in 2009 for a shed; 

BC-2012-125, FAN issued for a dwelling, since remedied. 

 

Property file for 4691 State Highway 10 (involved in application through boundary adjustment 

only): 

 

821005-TCPSUB, issued in 1990 creating what is now the Meyer property; 

2068-RMASUB, issued in 1992 but not given effect to; 

RC 2200294-RMASUB – referred to above; 

 

BP682966, issued in 1973 for a garage; 

BP520548, issued in 1973 for a dwelling; 

BP6170553, issued in 1973 for a dwelling; 

NTF-2021-225, issued in 2021 and complied with in 2012, for cabin with sanitary facilities and 

wastewater system. 

 

4.0 SCHEDULE 4 – INFORMATION REQUIRED IN AN APPLICATION 

Clauses 2 & 3: Information required in all applications 

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

(a) a description of the activity: 
. 
 

Refer Sections 1 and 5 of this Planning Report. 

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

Refer to Section 6 of this Planning Report. 

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

Refer to Section 3 of this Planning Report. 

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

This information is contained in the Form 9 attached to the 
application. 
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(d) a description of any other activities 
that are part of the proposal to which 
the application relates: 
 

No other activities are part of the proposal. The application is 
for subdivision and land use pursuant to the FNDC’s ODP and 
PDP-AV.  

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

None are required.  

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

Refer to Section 7 of this Planning Report. 

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

(a) any relevant objectives, policies, or 

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

Refer to Sections 5 and 7 of this Planning Report. 

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

(a) if any permitted activity is part of the 
proposal to which the application 
relates, a description of the permitted 
activity that demonstrates that it 
complies with the requirements, 
conditions, and permissions for the 
permitted activity (so that a resource 
consent is not required for that activity 
under section 87A(1)): 
 
(b) if the application is affected 
by section 124 or 165ZH(1)(c) (which 
relate to existing resource consents), 
an assessment of the value of the 
investment of the existing consent 
holder (for the purposes of section 
104(2A)): 
 
(c) if the activity is to occur in an area 
within the scope of a planning 
document prepared by a customary 
marine title group under section 85 of 
the Marine and Coastal Area (Takutai 
Moana) Act 2011, an assessment of 
the activity against any resource 
management matters set out in that 
planning document (for the purposes 

Refer to section 5. 
 
 
 
 
 
 
 
 
 
There is no existing resource consent. Not applicable. 
 
 
 
 
 
 
 
The site is not within an area subject to a customary marine 
title group. Not applicable. 

https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM231904#DLM231904
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM2414711#DLM2414711
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM235206#DLM235206
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM236097#DLM236097
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM3597401#DLM3597401
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of section 104(2B)). 

 

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

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

 

Refer to Scheme Plans in Appendix 1.  

 

Clause 6: Information required in assessment of environmental effects 

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

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

Refer to Section 6 of this planning report. The activity will not 
result in any significant adverse effect on the environment. 

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

Refer to Section 6 of this planning report. 

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

Not applicable as the application does not involve hazardous 
installations. 

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

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

 

The subdivision does not involve any discharge of 
contaminant. 

https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM237276#DLM237276
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM237276#DLM237276
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(e) a description of the mitigation 
measures (including safeguards and 
contingency plans where relevant) to 
be undertaken to help prevent or 
reduce the actual or potential effect: 
 

Refer to Section 6 of this planning report.  

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

Refer to Section 8 of this planning report. No affected persons 
have been identified. Given access is via existing crossings to 
LAR State Highway, NZTA has been consulted. 

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

No monitoring is required as the scale and significance of the 
effects do not warrant it. 

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

No protected customary right is affected.  

 

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

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

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

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

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

Refer to Section 6. The site has no high or outstanding 
landscape or natural character values.  

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

Refer to Section 6. The subdivision has no effect on ecosystems 
or habitat. 

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

Refer to Section 6. The site has no aesthetic, recreational, 
scientific, historical, spiritual or cultural values that I am aware of, 
that will be adversely affected by the act of subdividing.  

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

The subdivision will not result in the discharge of contaminants, 
nor any unreasonable emission of noise. 
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(f) any risk to the neighbourhood, the 
wider community, or the environment 
through natural hazards or hazardous 
installations. 

The subdivision site is not subject to hazard. The proposal does 
not involve hazardous installations. 

 

5.0 COMPLIANCE ASSESSMENT  

 

5.1 Weighting Assessment 

The ODP remains the only ‘operative’ district plan, however the PDP-AV now has legal effect. 

As such, a weighting assessment is required.  

The subdivision chapter in the PDP-AV is marked up as being subject to Appeal. On reading 

the appeals, specifically in regard to minimum lot sizes, it is the controlled activity minimum 

lot size, proposed to be 40ha, that is being appealed – with the Appeals seeking a reduction 

to 20ha. In regard to the rural production zone per se, this is also marked up as being subject 

to Appeal, with some appeals seeking less restriction and greater recognition / enabling of 

activities other than productive activities, where appropriate; and other appeals seeking 

more restriction. In short, both subdivision and land use provisions as they apply to the zone,  

and as currently written in the PDP-AV, cannot as yet supersede the ODP’s similar provisions. 

Whilst it could be argued that the PDP-AV gives better effect to the higher order NPS for 

Highly Productive Land, the application site does not feature such land in any large quantity.  

I consider both planning documents still have to be considered, and this application does so.  

5.2 Operative District Plan 

The site is zoned Rural Production and has no resource features.   

Table 13.7.2.1: Minimum Lot Sizes 

 

 (i) RURAL PRODUCTION ZONE 

Controlled Activity Status (Refer 

also to 13.7.3) 

Restricted Discretionary Activity 

Status (Refer also to 13.8) 

Discretionary Activity Status 

(Refer also to 13.9) 

The minimum lot size is 20ha.  1. Subdivision that complies with 

the controlled activity standard, 

but is within 100m of the 

boundary of the Minerals Zone; 

or 

2. The minimum lot size is 12ha; 

or  

3. A maximum of 3 lots in any 

subdivision, provided that the 

minimum lot size is 4,000m2 and 

there is at least 1 lot in the 

subdivision with a minimum lot 

size of 4ha, and provided further 

that the subdivision is of sites 

which existed at or prior to 28 

April 2000, …. r which are 

amalgamated from titles existing 

1. The minimum lot size is 4ha; or  

2. A maximum of 3 lots in any 

subdivision, provided that the 

minimum lot size is 2,000m² and 

there is at least 1 lot in the 

subdivision with a minimum size 

of 4ha, and provided further 

that the subdivision is of sites 

which existed at or prior to 28 

April 2000, or which are 

amalgamated from titles existing 

at or prior to 28 April 2000; or  

3. A subdivision in terms of a 

management plan as per Rule 

13.9.2 may be approved.  

Option 4 N/A  
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at or prior to 28 April 2000; or  

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;  

Option 5. N/A as the proposal 

does not utilise remaining rights. 

 

 

The Titles (2 of) are both older than April 2000 so it is possible to consider option 4 of the 

restricted discretionary options in the above table – up to five lots of minimum area of 2ha. 

 

The previously granted subdivision consent was considered a restricted discretionary 

subdivision activity, and granted as such. In this instance there are, overall, more lots and at 

face value, the total number of ‘lots’ shown on the scheme plan exceeds 5, which would 

rule out the use of option 4 in the above table. However, Lot 1 is created by way of a 

boundary adjustment and should not be counted in the 5 for that reason. I consider the 

boundary adjustment component to be a controlled activity (see below assessment); and 

the subdivision of the adjusted NA82C/690, creating Lots 2-6, where Lot 3 is to be held with 

adjacent land, to be a restricted discretionary activity under the ODP. The proximity of land 

zoned Minerals under the ODP does not alter that category of activity. A brief assessment of 

the boundary adjustment provisions follows: 

 

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

 

Complied with – all access existing and formed to NZTA required standard (as part of 

previous consent conditions). 

 

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

 

Considering the boundary adjustment in isolation, without creation of Lots 2-6 concurrently, 

there is no increase in the number of titles (two now, two resulting). 

 

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

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

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

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

the boundary adjustment; and  

 

The two titles involved in the boundary adjustment are NA84C/174 - 13.2315ha in area; and 

NA82C/690 – 131ha in area. The boundary adjustment alters NA84C/174’s boundaries such 

that the area becomes 13.24ha and NA82C/690’s area remains over 131ha (but to 

concurrently subdivided into Lots 2-6 inclusive – a matter to be considered separately from 

the boundary adjustment. NA84C/174’s area is already less than the controlled activity minimum 
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lot size of 20ha, but the boundary adjustment does not increase the degree of non 

compliance. Complies.  

 

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

lots; and  

 

Complies. 

 

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

building setbacks, effluent disposal); and  

 

Both titles contain existing development. In considering the boundary adjustment 

component in isolation, part (e) above is complied with. There are two existing residential 

units on the larger title, which has area in excess of 130ha. 

 

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

contained within the boundary adjusted sites. 

 

See comment under (e). Complies. 

 

Other Rules: 

 

Zone Rules: 

 

The proposal includes the creation of a lot that is 6ha in area and supports two existing 

residential units. Whilst one is a principal dwelling and the other smaller and supporting a 

single resident only, it was not constructed as a minor residential unit. This results in the 

residential intensity on the lot being approximately 1:3ha. This is a discretionary activity under 

the ODP.  

 

District Wide Rules: 

 

Chapter 12.1 Landscapes and Natural Features does not apply as there is no landscape or 

natural feature overlay applying to the site. 

 

Chapter 12.2 Indigenous Flora and Fauna does not apply as no clearance of indigenous 

vegetation is proposed. 

 

Chapter 12.3 Soils and Minerals does not apply/ is complied with. Only minor subdivision 

earthworks will be required for access, highly unlikely to breach the zone’s permitted activity 

thresholds.  

 

Chapter 12.4 Natural Hazards does not apply as the site is not subject to any coastal hazard 

as currently mapped in the Operative District Plan (the only hazards with rules). There are no 
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areas of forest or woodlot or scrubland from which a future dwelling has to achieve a 20m 

buffer from.  

 

Rules in Chapters 12.5, 5A and 5B Heritage do not apply as the site contains no heritage 

values or sites, no notable trees, no Sites of Cultural Significance to Maori and no registered 

archaeological sites. The site is not within any Heritage Precinct. 

 

Chapter 12.7 Waterbodies does not apply as the subdivision provides for building / 

development area well away from any water courses.   

 

Chapter 12.8 Hazardous Substances does not apply as the activity being applied for is not a 

hazardous substances facility. 

 

Chapter 12.9 does not apply as the activity does not involve renewable energy. 

 

Chapter 14 Financial Contributions (esplanade reserve) is not relevant as there is no 

qualifying water body and no lot of less than 4ha.  

 

Chapter 15.1 Traffic, Parking and Access 

 

Rules in Chapter 15.1.6A are not considered relevant to the proposal. This is because the 

traffic intensity rules apply to land use activities, not subdivisions. Rules in Chapter 15.1.6B 

(number of carparking requirements) are now deleted from the ODP.  

 

Chapter 15.1.6C (access) is the only part of Chapter 15.1 relevant to a subdivision. I have not 

identified any breaches, even though there is access off State Highway. This is because these 

crossings are all existing, i.e. there is no new access crossing to State Highway. Internal shared 

accessways will need to be to the required Council standard.  

 

In summary, I have not identified any land use breaches, other than Residential Intensity. This 

alters the category of activity to full discretionary activity category.  

 

5.3 Proposed District Plan – Appeals Version (PDP-AV) 

The application site is zoned Rural Production under the PDP-AV. The non commercial 

‘quarry’, part of which is within the application site, is zoned Mineral Extraction under the PRP-

AV. This is within the large proposed Lot 4 of 65.96ha in area.   

Relevant subdivision provisions: 

Subdivision Rules  

 

SUB-R1 – Boundary Adjustments 

 

CON-1  

The boundary adjustment complies with standards: 

https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/115
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SUB-S1  Minimum allotment sizes for controlled activities, except where an existing allotment 

size is already non-compliant, the degree of non-compliance shall not be increased; 

SUB-S2 Requirements for building platforms for each allotment; 

SUB-S3 Water supply; 

SUB-S4 Stormwater management; 

SUB-S5 Wastewater disposal; 

SUB-S6 Telecommunications and power supply; and 

SUB-S7 Easements for any purpose;  

  

CON-2 

The boundary adjustment does not: 

1. Alter the ability of existing activities to continue to be permitted under the rules and 

standards in this District Plan;  

2. Alter the degree of non-compliance with zone or district wide standards; 

3. Alter the number and location of any access; and 

4. Increase the number of certificates of title. 

  

CON-3  

The boundary adjustment complies with standard:  

SUB -S8 Esplanades. 

 

CON-1, SUB-S1 and all of CON-2 are basically the same as the ODP’s boundary adjustment 

provisions, and are complied with. The balance of the standards listed under CON-1 are met 

insofar as both titles involved in the boundary adjustment component have existing 

development within their boundaries. Telecommunications and power supply requirements 

do not apply to the zone. All necessary easements are shown. In regard to CON-3, there are 

no esplanade requirements.  

 

SUB-R3 – Subdivision of land to create a new allotment is the relevant rule in this case.  

 

Subdivision is a controlled activity where: 

 

CON-1 

The subdivision complies with standards: 

SUB-S2 requirements for building platforms for each allotment; 

SUB-S3 water supply; 

SUB-S4 stormwater management; 

SUB-S5 wastewater disposal; 

SUB-S6 telecommunications and power supply; and 

SUB-S7 easements for any purpose. 

 

The proposal meets all of the above standards, with 20m x 20m building envelopes available 

on all lots and supporting reports showing how water supply, stormwater management and 

wastewater disposal can be achieved. There is no requirement for telecommunications or 

power supply and all necessary easements are shown. 

https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/crossrefhref#Rules/0/164/1/6365/0
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/115
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/crossrefhref#Rules/0/164/1/6367/0
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/crossrefhref#Rules/0/164/1/6373/0
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/crossrefhref#Rules/0/164/1/6375/0
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/crossrefhref#Rules/0/164/1/6377/0
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/crossrefhref#Rules/0/164/1/6379/0
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/crossrefhref#Rules/0/164/1/13810/0
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/115
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/115
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/crossrefhref#Rules/0/164/1/6381/0
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CON-2 

The subdivision complies with standards: 

SUB-S1 minimum allotment sizes (except subdivision under SUB-R3 CON-3 below); and 

SUB-S8 esplanades. 

 

The controlled activity minimum lot size applying to the Rural Production zone is 40ha – 

cannot comply. The discretionary activity minimum lot size applying to the zone is 8ha – 

cannot comply. The proposal is therefore a non complying activity pursuant to CON-2, SUB-

S1. There is no minimum lot size specified in SUB-S1 for the Mineral Extraction Zone. 

 

CON-3 

Except where there is a Precinct or Development Area overlay subdivision around an existing 

residential unit in the Rural Production zone where: 

1. The residential unit has been legally established or building consent granted on or 

before the 24 June 2026; 

2. one rural lifestyle allotment is created; 

3. allotment size is between 2000m2-2ha; and 

4. Balance allotment is a minimum of 40ha in size.  

CON-3 is not applicable given that more than one allotment is being created and they are 

larger than 2ha.  

 

The PDP-AV states that SUB-R8 through SUB-R23 inclusive apply in addition to SUB-R1 – SUB-R7. 

There are several further rules relevant to the proposal.  

 

Rule SUB-R11 – Subdivision of a site within flood hazard area is relevant only insofar as the 

centrally located drainage and overland flowpath originating near the southern (higher) end 

of the site and flowing north to and beyond the highway, is mapped as being a flood hazard 

area. This entire area is within the large Lot 3, to be held with the adjacent Lot 2 DP 41262.   

 

 

SUB-R11 Subdivision of a site within flood 

hazard area  

 

Restricted discretionary activity where: 

 

RDIS -1  

1. Building platforms are located wholly 

outside the spatial extent of the 1 in 100 year 

flood hazard area;  

 

 

2. Newly created allotments must be located 

and designed to not divert flood flow onto 

other properties or otherwise result in any 

increase in flood hazard beyond the site; and  

 

 

 

 

 

 

 

 

There will be no buildings within the area 

mapped as flood hazard, especially since 

the majority of that area is within easement 

area A. Complies. 

 

There will be no diversion. Access is existing.  

Complies. 

 

 

 

https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/113
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/113
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/113
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/113
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/113
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/113
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3. Any private roads, right of ways or 

accessways must be located where the 

depth of flood waters in a 1 in 100 year flood 

event does not exceed 200mm above 

ground level. 

 

There are no new accessways within, or 

affected by, any area mapped as a flood 

hazard area. The existing access crosses the 

main drain and can provide safe access. 

Complies. 

 

Restricted discretionary activity requirements 

met. 

 

 

Rule SUB-R12 – Subdivision of a site within coastal hazard area is relevant, despite the 

property not located within the coastal environment. This is because a large area to the 

north of the highway is mapped as being susceptible to coastal flooding, and that mapping 

extends up the first portion of drainage ditch at the northern of the application sites, near the 

current boundary between the two sites. This is very localised and does not extend very far 

into the sites.  

 

 

SUB-R11 Subdivision of a site within flood 

hazard area  

 

Restricted discretionary activity where: 

 

RDIS-1  

All building platforms and associated access 

for each allotment are located wholly 

outside the spatial extent of the Coastal 

Hazard Area. 

 

 

 

 

 

 

 

Access is existing and currently avoids the 

area mapped as coastal hazard. It is 

proposed, however, to straighten up this 

access, to be within easement B on the 

scheme plan. There are no building platforms 

within the area mapped as coastal flood 

hazard.  

 

The inability to comply entirely with RDIS-1 

renders the application non complying, 

which it is in any event. The new access will 

be raised to ensure safe passage.  

 

 

 

Rule SUB-R17 Subdivision of land within the mineral extraction zone – this rule renders any such 

subdivision a discretionary activity. The application is a non complying activity in any event.  

 

Similarly Rule SUB-21 Subdivision of land within 100m of a Mineral Extraction Zone also 

becomes a discretionary activity.  

 

Other applicable rules 

 

Minerals Extraction Zone: 

 

There are only three rules applying to the ME zone: 

https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/115
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/115
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/115
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/115
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Buildings and Structures; 

Farming; and 

Mineral prospecting and exploration. 

 

None of these activities are taking place as part of the proposal. 

 

Earthworks 

EW-R1 Earthworks (does not apply to the placement of aggregate). A lot of the access 

upgrade will involve the placement of aggregate along existing metal surface tracks and 

can be excluded from volume and area calculations accordingly. Re-aligned access is 

proposed for the first 250m of access going into the site, and will involve earthworks, prior to 

the placement of aggregate. The standards are outlined below: 

EW-S1 – up to 5,000m3 and 2,500m2 area – I believe the volume and area of earthworks will 

meet these thresholds, but due to the realignment proposal over the first section, and erring 

on the side of caution, a potential breach of the area (m2) threshold is included in this 

application. 

EW-S2 The maximum depth of any cut or height of any fill shall not exceed: 

1. 1.5m, i.e. maximum permitted cut and fill height may be 3m; or 

2. 3m subject to it being retained by a engineered retaining wall, which has had a 

building consent issued.  

This standard can be met. 

EW-S3 Accidental Discovery Protocol to be followed. This will be complied with. 

EW-S4 Site reinstatement as soon as practicable but no later than 6 months from the 

commencement of works. This will be complied with. 

EW-S5 Erosion and Sediment control in accordance with GD2016/005. This will be complied 

with. 

EW-S6 Setback – 3m from boundary unless supported by engineering retaining walls, where 

the setback reduces to 1.5m. This setback can be achieved. 

EW-S7 Land instability. No known land instability issues. 

EW-S8 Nature of filling material. Any fill material will meet the requirements of EW-S8. 

EW-S9 Flood and coastal hazards – earthworks must not: 

1. divert flood flow or coastal inundation onto other properties or otherwise result in any 

increase in flood hazard or coastal inundation beyond the boundaries of the site; or 

2. result in the loss of any flood storage volume within a flood hazard area, unless 

equivalent flood storage is provided. 

https://farnorth.isoplan.co.nz/eplan/rules/0/22/0/10959/0/115
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This standard is relevant to the proposed re-alignment of the first section of right of way. The 

works will do very little to divert flood flow onto other properties because the area of works is 

internal to the site, between two proposed lot boundaries. The works will be completed in 

such a way so as to ensure that any re-aligned access does not result in flood storage 

volume – which is over a very restricted area in any event.   

 

Transport 

 

TRAN-R2 new or altered vehicle crossings excludes access from a State Highway, and instead 

TRAN-R13 applies where, subject to complying with the following, altered vehicle crossings 

access from a State Highway are a restricted discretionary activity.  

 

RDIS-1 

The new or altered vehicle crossing is constructed, designed and located so that it complies 

with standard: TRAN-S2 Requirements for vehicle crossings. 

 

TRAN-S2 

1. No more than the maximum number of vehicle crossings shall be provided per 

frontage in accordance with TRAN-Table 7 - Maximum number of vehicle crossings per 

frontage; 

2. New vehicle crossings shall be located at least 8m from a dedicated pedestrian 

crossing facility; 

3. Where a site has frontage to more than one road, the vehicle crossing(s) shall be 

provided onto the road that has the lower road classification;   

4. New vehicle crossings shall meet the minimum separation distance requirements from 

intersections as set out in TRAN-Table 8 - Minimum distance of vehicle crossings from 

intersections; and 

5. New vehicle crossings shall be located to meet the minimum sight distance 

requirements as set out in TRAN-Table 9 - Minimum sight distances for vehicle crossings.  

TRAN-Table 7 only provides for a single crossing to state highway, whereas this application 

has two crossings. These are, however, existing and formed to NZTA’s required standards 

pursuant to the previous consented subdivision. Further, NZTA has provided condition 

approval for this current subdivision, subject to further upgrades to one of the crossings. 

 

Items 2-5 are not application as 2, 4 and 5 only apply to ‘new’ crossings, of which there are 

none; and item 3 does not apply as there is only one frontage. 

 

I believe one can readily claim an existing use right in terms of Item 1, noting that the two 

crossings have been consented (more than once) in historic consent processes involving 

both the Council and NZTA. In any event, an inability to meet all of items 1-5 only render an 

application restricted discretionary activity status, where all of the matters of discretion have 

already been addressed by previous consents, and NZTA’s conditional approval. 

 

RPROZ-R3 – Residential Intensity  

 

The residential intensity permitted standard applying to the zone in the PDP-AV is breached 

due to there being two residential units to be within the Lot 2 of 6ha. The rule requires 40ha 

https://farnorth.isoplan.co.nz/eplan/rules/0/21/0/0/0/115
https://farnorth.isoplan.co.nz/eplan/rules/0/21/0/0/0/crossrefhref#Rules/0/21/1/11803/0
https://farnorth.isoplan.co.nz/eplan/rules/0/21/0/11803/0/115
https://farnorth.isoplan.co.nz/eplan/rules/0/21/0/11803/0/115
https://farnorth.isoplan.co.nz/eplan/rules/0/21/0/11803/0/crossrefhref#Rules/0/21/1/11425/0
https://farnorth.isoplan.co.nz/eplan/rules/0/21/0/11803/0/crossrefhref#Rules/0/21/1/11425/0
https://farnorth.isoplan.co.nz/eplan/rules/0/21/0/11803/0/115
https://farnorth.isoplan.co.nz/eplan/rules/0/21/0/11803/0/115
https://farnorth.isoplan.co.nz/eplan/rules/0/21/0/11803/0/115
https://farnorth.isoplan.co.nz/eplan/rules/0/21/0/11803/0/115
https://farnorth.isoplan.co.nz/eplan/rules/0/21/0/11803/0/115
https://farnorth.isoplan.co.nz/eplan/rules/0/21/0/11803/0/115
https://farnorth.isoplan.co.nz/eplan/rules/0/21/0/11803/0/115
https://farnorth.isoplan.co.nz/eplan/rules/0/21/0/11803/0/115
https://farnorth.isoplan.co.nz/eplan/rules/0/21/0/11803/0/115
https://farnorth.isoplan.co.nz/eplan/rules/0/21/0/11803/0/crossrefhref#Rules/0/21/1/11429/0
https://farnorth.isoplan.co.nz/eplan/rules/0/21/0/11803/0/crossrefhref#Rules/0/21/1/11429/0
https://farnorth.isoplan.co.nz/eplan/rules/0/21/0/11803/0/115
https://farnorth.isoplan.co.nz/eplan/rules/0/21/0/11803/0/crossrefhref#Rules/0/21/1/11433/0


  Thomson Survey Limited 
Subdivision  Nov-26 
__________________________________________________________________________________________ 

____________________________________________________________________________________________________ 
Page | 18 

Planning Report and Assessment of Environmental Effects Job # 9298 

   
 
 

 

land per residential unit – currently complied with, but not met when subdivided. A failure to 

comply with PER-1 results in discretionary activity status, just as the breach of the equivalent 

rule in the ODP does.  

 

I have not identified any other rule breaches under the PDP-AV. 

 

6.0 ASSESSMENT OF ENVIRONMENTAL EFFECTS 

6.1 Allotment Sizes and Dimensions 

Proposed Lot 1 is involved through minor boundary adjustment only, rationalising some 

boundaries by mutual agreement between property owners. The lot is already developed 

and is over 13ha in area. 

 

Proposed Lot 2 is also already developed with buildings and associated services. The lot can 

readily continue to support the existing dwellings, and on-site services, within proposed lot 

boundaries, and in compliance with setback requirements. 

 

Lots 3 & 4 are large, at over 50ha apiece. They are currently farmed. There is abundant 

scope within both for a future dwelling, well inside property boundaries, and well clear of the 

Minerals Zone, and/or Mineral Extraction Zones (as mapped in the ODP and PDP-AV).  

 

Proposed Lots 5 & 6 have been assessed for future residential use. At over 4ha apiece, both 

are of a size and shape suitable for future residential buildings, and both can accommodate 

a 30m x 30m (reduced to 20m x 20m in PDP-AV) square building envelopes. The SEFA 

concludes both Lots 5 & 6 have ample scope and space for residential development and 

associated on site servicing. 

6.2 Natural and Other Hazards 

The application is supported by a SEFA – refer to Appendix 5. This confirms that there is no 

reason pursuant to any natural hazard, to decline consent. 

 

There are no mapped river or coastal flood hazards affecting the proposed building areas, 

Flood risk status is assessed as low and flood susceptibility is also low within Lots 5 & 6 as well 

as Lot 2 containing existing development. 

 

The site is not known to contain contaminated land. The above referenced SEFA did not 

encounter or identify any hazard risk from erosion, falling debris, subsidence, inundation, or 

slippage. 

 

6.3 Water Supply 

There is no Council reticulated water supply available to the property. The existing houses 

have their own water supply, as does the farm. If the Council considers it necessary it can 

impose its standard consent notice in regard to any future water supply requirement for the 
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proposed vacant 4ha lots. The much larger farm lots do not require such a consent notice 

however.   

  

6.4 Energy Supply & Telecommunications 

Power and phone is not a requirement for rural subdivision, and this remains the case in the 

PDP-AV. Council can impose a consent notice advising future lot owners that the provision of 

power and telecoms to was not a requirement of the subdivision and remains the 

responsibility of the lot owner.  

6.5 Stormwater Disposal  

Refer to the SEFA in Appendix 5, specifically Sections 19-22 of that report, including an 

assessment against criteria in 13.10.4 of the ODP. Assessment criteria in the PDP-AV’s SUB-S4 

are more succinct (fewer of them), but effectively address the same matters. The SEFA 

concludes that “the property and existing natural landscapes can sustain the proposal 

subject to careful planning and balancing effects”.  

6.6 Sanitary Sewage Disposal 

Refer to Sections 23-26 of the SEFA in Appendix 5. The existing system(s) serving development 

to be in Lot 2 are understood to be fully operational and contained wholly within the 

boundaries of Lot 2, including ample space for reserve disposal areas. 

 

The SEFA uses a design occupancy of a 3 bedroom dwelling for its on site wastewater 

assessment for Lots 5 & 6. There is sufficient land available for the recommended trickle 

irrigation disposal, plus 100% reserve area. Whilst it will depend on final design, both lots can 

accommodate on-site wastewater systems that can comply with the Regional Plan’s 

permitted activity standards. 

6.7 Easements for any purpose  

Refer to Scheme Plan(s) in Appendix 1. The Schedule of Easements shows right of way and 

water supply over areas A and D. These are not within the Memorandum as neither are 

confirmed as essential, for access in particular. The Memorandum of Easements includes right 

of way and services over Lot 3 in favour of Lots 2, 5 & 6, albeit Lot 2 has direct road frontage 

as well. Proposed Lot 1, involved through minor boundary adjustment only, is not subject to, 

nor does it have appurtenant easements. 

6.8 Property Access 

Property access into the lots is all via existing State Highway crossings. Access into Lots 1 & 2 is 

via crossings that required upgrading pursuant to the previously issued subdivision consent. 

The work was done and NZTA signed off on that work.  I understand those crossings to be to 

Diagram C standard. 

 

The main farm crossing into Lot 4, and then on into other lots, is already formed as farm 

access. It did not require any upgrading at the time of the previous subdivision because 
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there was very little additional use proposed. This has changed, with additional lots to utilise 

it. 

 

Consultation with NZTA resulted in the following conditions of approval: 

Conditions: 

1. Crossing Places shall be upgraded in accordance with New Zealand Transport Agency 

standards as outlined in the Planning Policy Manual (2007) and to the satisfaction of the 

New Zealand Transport Agency Network Manager as follows:  

a.      Crossing Place 29 and 30 [serving Lots 1 & 2] shall be upgraded to Diagram 

C standard;  

b.      Crossing Place 31 shall be upgraded in accordance with Diagram E standard;  

c.      All culverts shall be fit with traversable headwalls. 

  

2. Prior to the issuing of a certificate pursuant to Section 224(c) of the Resource Management 

Act 1991, the consent holder shall provide to Council, correspondence from the New 

Zealand Transport Agency confirming that works in the State Highway, including the 

upgrading of vehicle crossings, have been constructed to the New Zealand 

Transport Agency standards.    

  

3. Prior to the issuing of a certificate pursuant to Section 224(c) of the Resource Management 

Act 1991, the consent holder shall provide to Council confirmation that the New Zealand 

Transport Agency has been advised of relevant similar documentation (such as: draft LT 

(Land Transfer) plan, ML plan (for Māori Land), SO (Survey Office) plan), to facilitate the 

registration of any new Crossing Place (CP) Notices against those new titles, under Section 

91 of the Government Roading Powers Act 1989. 
 

These conditions are agreeable to the applicant for the purposes of this consent application, 

which is on the basis for at least for the time being, the dairying operation will continue. This 

situation may change in the future. 

 

Internal to the site there is an existing farm race network, some of which will be utilised for 

future access to proposed lots. These can be upgraded, as required. Photographs on the 

following page show examples of sections of the existing farm race system. 
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Main crossing that will serve several lots. 

 

 

 



  Thomson Survey Limited 
Subdivision  Nov-26 
__________________________________________________________________________________________ 

____________________________________________________________________________________________________ 
Page | 22 

Planning Report and Assessment of Environmental Effects Job # 9298 

   
 
 

 

6.9 Earthworks  

 

Earthworks will be required to give effect to the subdivision. These can be carried out in 

compliance with ODP permitted activity thresholds, as well as the PDP-AV’s permitted 

activity standards.  subject to adherence to the ADP and appropriate erosion and sediment 

control measures. Volumes should remain within the ODP and PDP-AV permitted activity 

thresholds. The PDP-AV also has an area (m2) threshold. Due to the length of proposed and 

existing accessway (to be widened in some areas), there may be a breach of that area 

threshold. Refer back to Section 5. 

The internal track/access earthworks are all internal with no off-site effects. For the most part 

it utilises existing track network, already metal surface. Whilst it is proposed to realign access 

over the first 250m, this is not essential to property access as there is existing farm access on 

the other side of the existing cowshed. It is preferred not to utilise this for the purposes of 

accessing non farming lots (a reverse sensitivity consideration). 

6.10 Building Locations  

Lot 1 and the two large farm lots have not been assessed for building site suitability given one 

is barely changing in size or shape, and the others are large with multiple choices for a future 

building. Lots 1 & 2 already support built development. The SEFA supporting the application 

focuses on the two proposed vacant Lots 5 & 6, both of which are elevated sites, with 

reasonably level building sites available. Neither are subject to any restrictions that would 

restrict the location of dwellings, and associated on site services, in terms of hazards. Refer to 

the SEFA’s sections 16 and recommendations in section 17. 

 
Looking south across the plateau on which Lots 5 & 6 will be located. 
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6.11 Preservation and enhancement of heritage resources (including cultural), 

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

purposes 

Vegetation, fauna and landscape 

The site has no resource feature overlays. It contains no features mapped in the Regional 

Policy Statement, or PDP-AV, as having any high or outstanding landscape or natural values 

and there are no mapped biodiversity wetlands. The site contains no areas of indigenous 

vegetation.  

The property is not mapped as ‘kiwi present’ or ‘high density kiwi’ and as such no restriction 

on the keeping of cats and dogs is considered necessary or warranted. The proposal does 

incorporate an area of man made and man modified ponds around which planting has 

been carried out. These areas are fenced and intended for shared access and water source 

for the lots, as well as enhanced habitat. 

Heritage/Cultural 

The site does not contain any historic sites, nor any archaeological sites. Neither does the site 

contain any Sites of Cultural Significance to Maori (as scheduled in the ODP or PDP-AV).  

 

6.12 Soil 

 

The soils on the property are predominantly mapped as being LUC 4 or 6. There is tiny sliver of 

LUC 3w (wet) immediately next to the highway. The proposal will not adversely affect the life 

supporting capacity of soil.  

 

6.13 Access to, and protection of, waterbodies 

There is no qualifying water body along which, or around which, public access is required to 

be provided. Water quality will not be adversely impacted by the act of subdivision. On site 

wastewater treatment and disposal systems can be established in compliance with 

permitted activity standards in the Regional Plan, and some considerable distance from any 

water body. 

6.14 Land use compatibility (reverse sensitivity) 

The proposal is consistent with rural character where residential living is interspersed with 

larger holdings. As has been noted previously, the site is adjacent to a Minerals Zone, and the 

property contains what is now a farm quarry. There is no proposal to construct a residential 

dwelling anywhere in proximity to that quarry – which attracted a Minerals Extraction zoning 

in the PDP-AV as well.  

Both the ODP and PDP-AV require setback from minerals or mineral extraction zoning, for 

sensitive activities. This is readily achievable. I do not believe this subdivision unduly increases 

any risk of reverse sensitivity effects arising.   
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6.15 Proximity to Airports  

The site is outside of any identified buffer area associated with any airport. 

6.16 Natural Character of the Coastal Environment 

The site is not within the coastal environment. 

6.17 Energy Efficiency and renewable Energy Development/Use 

The proposal has not considered energy efficiency. This is an option for future lot owners 

6.18 National Grid Corridor 

The National Grid does not run through the application site. 

6.19 Effects on Rural Character and Amenity 

The lots are rural in nature/character. The size of the lots means that rural amenity will be 

maintained. In my opinion, the proposal will have no adverse effects on rural character. The 

level of density proposed is in keeping with the surrounding area. 

6.20 Cumulative and Precedent Effects 

Cumulative Effect: 

The proposal will create additional lots and will eventually result in some additional built 

development. However, the site is easily able to absorb the visual effects of this minor 

increase in built development. In terms of increased traffic, NZTA has assessed the proposal 

and approved the increased use subject to conditions. I am of the opinion that the proposal 

does not create an adverse cumulative effect.  

Precedent Effect: 

Precedent effects are a matter for consideration when a consent authority is considering 

whether or not to grant a consent. The proposed subdivision does not set an adverse 

precedent effect and does not threaten the integrity of the ODP. It is also my opinion that 

the proposal does not threaten the integrity of the PDP-AV given that plan emphasises the 

need to protect highly productive land for ongoing productive use, and the application 

creates smaller lots around existing built development or on land that is not highly productive 

land, leaving two large balance sites that can and will remain in productive use in any event. 

The lot sizes are consistent with what is provided for in the ODP, but not what is provided for in 

the PDP-AV, vacant additional lots being 4ha instead of the specified discretionary activity 

lot size of 8ha. Whilst it is entirely possible to increase the vacant lot size to meet that 

threshold, it is impractical to do so given the lay of the land (topography) and existing farm 

access network. It would simply render 8ha of land (2 x 4ha) not able to be utilised by the 

large Lot 3/Lot DP 41262 farm block – where that land more practically sits.    
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7.0 STATUTORY ASSESSMENT  

7.1 Operative District Plan Objectives and Policies 

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

Chapter 8.6 (Rural Production Zone); and 13 (Subdivision), of the District Plan.  These are listed 

and discussed below where relevant to this proposal.  

Subdivision Objectives & Policies 

Objectives 

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

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

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

of people and communities  

This is an enabling objective. The Rural Production Zone is predominantly, but not exclusively, 

a working productive rural zone. The additional vacant sites being created include large 

farming pastoral lots as well as two lots of a little over 4ha in area. The soils in the vicinity of 

the existing and proposed built development are not high quality. I consider use of this land 

for rural residential lifestyle purposes to be a suitable and sustainable use of the land.  

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

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

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

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

mitigated.  

The Assessment of Environmental Effects and supporting information conclude that the 

proposed subdivision is appropriate for the site and that the subdivision can avoid, remedy or 

mitigate any potential adverse effects.   

Objectives 13.3.3 and 13.3.4 refer to outstanding landscapes or natural features; and 

scheduled heritage resources; and to land in the coastal environment. The site exhibits none 

of these features.   

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

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

establish all year round.  

The additional lots will be required to be self sufficient in terms of on-site water storage and 

appropriate stormwater management. The supporting SEFA confirms this is achievable. 

13.3.6 To encourage innovative development and integrated management of effects between 

subdivision and land use which results in superior outcomes to more traditional forms of subdivision, use 

and development, for example the protection, enhancement and restoration of areas and features 

which have particular value or may have been compromised by past land management practices. 

This objective is likely intended to encourage Management Plan applications, and does not 

have a lot of relevance to this proposal. 
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13.3.7 To ensure the relationship between Maori and their ancestral lands, water, sites, wahi tapu and 

other taonga is recognised and provided for. 

And related Policy 

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

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

account the principles of the Treaty of Waitangi. 

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

subdivision will have minimal, if any, impact on water quality.  I do not believe that the 

proposal adversely impacts on the ability of Maori to maintain their relationship with 

ancestral lands, water, sites, wahi tapu and other taonga. 

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

the activities that will establish on the new lots created. 

The provision of power is not a requirement for rural allotments.  

13.3.9 To ensure, to the greatest extent possible, that all new subdivision supports energy efficient 

design through appropriate site layout and orientation in order to maximise the ability to provide light, 

heating, ventilation and cooling through passive design strategies for any buildings developed on the 

site(s).  

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

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

The subdivision has not considered energy efficiency, however, the additional lots can 

provide a building site with a northerly orientation and abundant access to sunlight.  

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

site.   

Policies 

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

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

allotments on:  

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

(b) ecological values;  

(c) landscape values;  

(d) amenity values;  

(e) cultural values;  

(f) heritage values; and  

(g) existing land uses.  

 

The values outlined above, where relevant to the proposal, have been discussed earlier in 

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

subdivision.  

 

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

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

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

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

and filling and removal of vegetation. 

Safe access can be provided. Any upgrading work required on the entrance or internal to 

the site can occur in such a way so as to have no adverse effects on natural and physical 

resources.  

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

subdivision. 

The site is not identified as being subject to any hazard that impacts on design or location of 

future built development.   

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

adverse visual impacts of these services are avoided. 

Power and telecommunications are not a requirement for rural allotments. 

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

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

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

outstanding landscapes and natural features where appropriate. 

The site does not contain any heritage resources. There are no areas of indigenous 

vegetation or habitat of any note. The site is not in the coastal environment and there are no 

riparian margins anywhere near the areas likely to be developed. The site contains no 

outstanding landscape or natural features.  

Policy 13.4.7 is not relevant as there is no qualifying water body to which esplanade 

requirements apply.  

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

This is discussed earlier. The additional lots will require on-site water supply and storage. 

Policies 13.4.9 and 13.4.10 are not discussed further. The former relates to bonus development 

donor and recipient areas, which are not contemplated in this proposal; whilst the latter only 

applies to subdivision in the Conservation Zone. 

13.4.12 That more intensive, innovative development and subdivision which recognises specific site 

characteristics is provided for through the management plan rule where this will result in superior 

environmental outcomes. 

The application is not lodged as a Management Plan application. 

 

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

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

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

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

coherent natural patterns;  

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

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

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

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

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

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

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

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

Whenua Values and Perspectives” (2004);  

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

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

fauna, including mechanisms to exclude pests;  

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

subdivisions.  

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

through the siting and design of buildings and development.  

 

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

 

In addition: 

(a) The proposal creates two additional rural lots of 4ha or larger, along with two much 

larger lots to be primarily utilised for grazing. This provides for an appropriate type and 

scale of activity for the zone;   

(b) The proposal is in an area not displaying high or outstanding natural values;  

(c) The site contains no significant indigenous vegetation; 

(d) The site is not within the coastal environment; 

(e) The proposal enables the maintenance of amenity and rural character values;   

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

their culture; 

(g) There are no identified heritage values within the site; and 

(h) The site is not subject to any natural hazards that would limit future development.   

 

I consider the proposal to be consistent with Policy 13.4.13. 

 

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

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

subdivision. 

 

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

 

13.4.15 That conditions be imposed upon the design of subdivision of land to require that the layout 

and orientation of all new lots and building platforms created include, as appropriate, provisions for 

achieving the following: (a) development of energy efficient buildings and structures; (b) reduced 

travel distances and private car usage; (c) encouragement of pedestrian and cycle use; (d) access to 

alternative transport facilities; (e) domestic or community renewable electricity generation and 

renewable energy use 
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The subdivision layout has taken the above matters into account. 

 

Policy 13.4.16 is not considered relevant as it only relates to the National Grid. 

 

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

 

Rural Production Zone Objectives and Policies 

Objectives: 

8.6.3.1 To promote the sustainable management of natural and physical resources in the Rural 

Production Zone.  

8.6.3.2 To enable the efficient use and development of the Rural Production Zone in a way that enables 

people and communities to provide for their social, economic, and cultural well being and for their 

health and safety.  

8.6.3.3 To promote the maintenance and enhancement of the amenity values of the Rural Production 

Zone to a level that is consistent with the productive intent of the zone. 

8.6.3.4 To promote the protection of significant natural values of the Rural Production Zone. 

8.6.3.6 To avoid, remedy or mitigate the actual and potential conflicts between new land use activities 

and existing lawfully established activities (reverse sensitivity) within the Rural Production Zone and on 

land use activities in neighbouring zones.  

8.6.3.7 To avoid remedy or mitigate the adverse effects of incompatible use or development on natural 

and physical resources.  

8.6.3.8 To enable the efficient establishment and operation of activities and services that have a 

functional need to be located in rural environments.  

8.6.3.9 To enable rural production activities to be undertaken in the zone.  

And policies 

8.6.4.1 That a wide range of activities be allowed in the Rural Production Zone, subject to the need to 

ensure that any adverse effects on the environment, including any reverse sensitivity effects, on the 

environment resulting from these activities are avoided, remedied or mitigated and are not to the 

detriment of rural productivity.  

8.6.4.2 That standards be imposed to ensure that the off site effects of activities in the Rural Production 

Zone are avoided, remedied or mitigated.  

8.6.4.3 That land management practices that avoid, remedy or mitigate adverse effects on natural and 

physical resources be encouraged.  

8.6.4.4 That the type, scale and intensity of development allowed shall have regard to the 

maintenance and enhancement of the amenity values of the Rural Production Zone to a level that is 

consistent with the productive intent of the zone. 
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8.6.4.5 That the efficient use and development of physical and natural resources be taken into account 

in the implementation of the Plan.  

8.6.4.7 That although a wide range of activities that promote rural productivity are appropriate in the 

Rural Production Zone, an underlying goal is to avoid the actual and potential adverse effects of 

conflicting land use activities.  

8.6.4.8 That activities whose adverse effects, including reverse sensitivity effects cannot be avoided 

remedied or mitigated are given separation from other activities  

8.6.4.9 That activities be discouraged from locating where they are sensitive to the effects of or may 

compromise the continued operation of lawfully established existing activities in the Rural production 

zone and in neighbouring zones. 

Objective 8.6.3.5 and Policy 8.6.4.6 are not considered relevant as they are solely related to 

Kerikeri Road.  

The proposed subdivision promotes an efficient use and development of the land (Objective 

8.6.3.2). Amenity values can be maintained (8.6.3.3). Reverse sensitivity effects are not 

considered to be a significant risk (Objectives 8.6.3.6-8.6.3.9 inclusive and Policies 8.6.4.8 and 

8.6.4.9). 

Policy 8.6.4.7 anticipates a wide range of activities that promote rural productivity, and the 

underlying goal is to avoid any actual and potential adverse effects of conflicting land use 

activities. I believe in the case of this proposal, given the site’s location, and the existing and 

proposed land uses around it, that additional adverse reverse sensitivity effects are unlikely. 

The site does not contain any highly versatile soils in the area of additional lots.  

The proposal provides for sustainable management of natural and physical resources 

(8.2.4.1). Off site effects can be avoided, remedied or mitigated (8.6.4.2 and 8.6.4.3). 

Amenity values can be maintained and enhanced (8.6.4.4). The proposal enables the 

efficient use and development of natural and physical resources (8.6.4.5). 

In summary, I believe the proposal to be consistent with the objectives and policies as cited 

above.  

Whilst the site itself is not zoned Minerals in the ODP, there is a Minerals Zone immediately 

adjacent to the west. However, I have not identified any relevant objectives and policies as 

they apply to the actual zone rather than adjacent land. In any event, no future residential 

(sensitive) activity is proposed in the vicinity of the adjacent Minerals Zone. 

7.2 PDP-AV Objectives and Policies 

An assessment against the relevant objectives and policies in the Subdivision section of the 

PDP, as amended by decisions on submissions, follows: 

SUB-O1  

Subdivision results in the efficient use of land, which:  

a.  achieves the objectives of each relevant zone, precinct, development area, overlays and 

the district wide provisions;  

b.  contributes to the existing or planned local character and sense of place;  
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c. avoids reverse sensitivity issues that would prevent or adversely affect activities already  

established on land from continuing to operate;   

d. avoids land use patterns which would prevent land from achieving the objectives and policies of the 

zone in which it is located;  

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

f.  manages adverse effects on the environment.    

 

The site is zoned Rural Production. The zone’s objective is primarily to provide for the 

continuation of rural production use, but with a marked emphasis on the protection of highly 

productive land, which this site is not. I consider the proposal to be consistent with the 

existing local character and sense of place. Reverse sensitivity issues can be avoided. 

Development can occur outside of any areas at risk of hazard and adverse effects on the 

environment are readily managed.   

 

SUB-O2  

Subdivision provides for the 

protection, restoration or enhancement of Outstanding Natural Features, Outstanding Natural 

Landscapes, Natural Character of the Coastal Environment, wetland, lake and river margins, areas of 

significant indigenous vegetation and significant habitats of indigenous fauna, Sites and 

Areas of Significance to Māori, and Historic Heritage.    

 

The site does not contain any of the features listed.  

 

SUB-O3 

Infrastructure is planned to service the proposed subdivision and development where:  

a.  there is existing infrastructure connection, infrastructure should provided in an integrated, efficient, 

coordinated and future-proofed manner at the time of subdivision; and   

b.where no existing connection is available infrastructure is planned and  

connections made with the wider infrastructure network.    

 

The application site is not within an area of benefit for Council’s 3 waters and will be self 

sufficient in regard to wastewater treatment and disposal; water supply and on-site 

stormwater management.  

 

SUB-O4 

Subdivision is accessible, connected, and integrated with the surrounding environment including 

by providing for: 

a. Safe transport connections including active modes of public transport where practicable; 

b.  new, and connection to existing public open spaces;  

c.  esplanade where land adjoins the coastal marine area; and    

d.  esplanade where land adjoins other qualifying water bodies. 

 

Only part (a) is relevant and access to the site is existing and will be subject to appropriate 

upgrading conditions.  

 

SUB-O5 

Subdivision protects the long-term availability and productive capacity of highly productive land by 

avoiding inappropriate subdivision that would compromise its use for farming and forestry activities. 

 

The site does not contain highly productive land. Whilst there are some LUC 3 soils along the 

highway edge at the north end of the site, the lots within which these soils lie are not rural 

lifestyle lots and therefore LUC3 would are not included in the NPS-HPL’s definition of highly 

productive soils.   
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SUB-O6 

Subdivision occurs in a sequenced and coherent manner in locations and at a rate that enables 

growth and development to be supported by additional infrastructure. 

 

The proposed subdivision is in a rural area as opposed to an urban area, and not likely to 

receive any additional infrastructure services from the Council any time soon.  

 

SUB-P1 Enable boundary adjustments that: …. 

a.  do not alter: 

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

ii. the number and location of any access; and 

iii. the number of certificates of title. 

There is a boundary adjustment component within the subdivision. It meets the requirements 

of SUB-P1 and should therefore be enabled.   
 

SUB-P2 Enable subdivision for the purpose of public works, infrastructure, reserves or access.  

 

Not relevant – application does not involve public works, infrastructure, reserves or access 

lots. 
 

SUB-P3 Provide for subdivision where it results in allotments that:  

a.  are consistent with the planned environment of the zone or precinct;   

b.  comply with the minimum allotment sizes for each zone or precinct;  

c.  have an adequate size and appropriate shape to contain a building platform; and   

d.  have legal and physical access.  

 

The proposal cannot meet with part (b), but is consistent with all other parts of SUB-P3 despite 

not being able to satisfy part (b).   

 

SUB-P4 

Manage subdivision design and layout in the General Residential, Mixed Use, Medium Density 

Residential, Town Centre and Settlement zoneto …. 

 

N/A – the land is not zoned any of the referenced zones.  

 
SUB-P5   

Require infrastructure to be provided in an integrated and comprehensive manner by:  

a.  demonstrating that the subdivision will be appropriately serviced (including telecommunications) 

and integrated with existing and planned infrastructure if available; and   

b. ensuring that the infrastructure is provided is in accordance with the planned environment 

of the zone.   

 

Neither the ODP nor the PDP require power and telecommunication services in rural zones. 

The lots can be appropriately serviced in regard to other services, including road access.  
 

SUB- P6 

Require the vesting of esplanade reserves or esplanade strips when subdividing to specific allotment 

sizes land adjoining the coast or other qualifying water bodies.   

 

The site does not adjoin any waterbody. 
 

SUB-P7   

Avoid rural lifestyle subdivision in the Rural Production zone unless the subdivision: .... 
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a. will protect areas of significant indigenous vegetation, or significant habitats of indigenous fauna or 

natural inland wetlands in perpetuity; and  

b. Provides a management plan which results in superior environmental outcomes, including through, 

where relevant:  

i. the protection of natural character, landscape, amenity, heritage or cultural values; 

and/or  

ii. the restoration, enhancement and legal protection of indigenous biodiversity; or  

c. is around an existing residential unit.  

 

The two vacant additional lots proposed that are approximately 4ha in area would be 

regarded as rural lifestyle lots in that they can support residential living whilst having sufficient 

land for productive use at a level suitable for that residential use. The proposal neither 

protects areas of significant indigenous vegetation or habitat, nor presents as a 

Management Plan. However, it does include the protection (by way of fencing) of man 

modified pond and wetland area. Whilst it is not offered as legal protection it is proposed to 

secure the water as a supply for several properties and this in itself will ensure ongoing 

protection. Part c. of the above policy is partially met in that Lots 1 and 2 are around existing 

residential development.  
     

SUB-P8 

Avoid subdivision that:  

a. Within the Horticulture Precinct, is not provided for in PREC1-P5:  

b. In all other parts of the Rural Production Zone:  

i. results in any potential cumulative loss of the availability or productive capacity of highly productive 

land for use by farming or forestry activities;  

ii. cannot demonstrate that the proposed lots will retain the overall productive capacity of highly 

productive land over the long term; 

iii. fragments land into parcel sizes that are no longer able to support farming or forestry activities in 

accordance with RPROZ-P6(c);  

iv. Results in rural lifestyle subdivision unless provided for in SUB-P7. 

 

Part a. of the policy above is not relevant. The proposal meets the aim of parts b(i) & (ii) 

because there is no highly productive land (by definition) within the site. Part b(iii) uses the 

words “farming activities”, and this term includes grazing. The two proposed vacant lots will 

continue to have land available for grazing of some nature. Part (iv) links back to SUB-P7 with 

which the proposal is not consistent in full, albeit does subdivide around existing residential 

development and does set aside by way of easement, an area of man modified water 

course and wetland for the ongoing access and enjoyment (and use of water) for the 

properties involved in the proposal. 

 

SUB-P9 

Restrict rural residential 

subdivision inthe Rural Lifestyle zone unless the development …. 

 …. 

 

The site is not zoned Rural Lifestyle. 

 

SUB-P10 

To protect amenity and character by avoiding the subdivision of minor residential units from 

 principalresidential units where resultant allotments do not comply with minimum allotment size and 

residential density.  

 

Not applicable. There are no minor residential units.  
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SUB-P11   Consider the following matters where relevant when assessing and managing the effects of 

subdivision:  

a. The potential for reverse sensitivity effects that would prevent or adversely affect activities already 

established on land from continuing to operate; 

b. consistency with the scale, density, design and character of the environment and purpose of the  

zone;   

c.  the location, scale and design of buildings and structures;  

d.the adequacy and capacity of available or programmed development infrastructure to  

accommodate the proposed activity; or the capacity of the site to cater for on-

site infrastructure associated with the proposed activity;   

e.  managing natural hazards;  

f.  Any adverse effects on areas with historic heritage and cultural values, natural features and 

landscapes, natural character or indigenous biodiversity values; and  

g. any historical, spiritual, or cultural association held by tangata whenua, with regard to the matters set 

out in Policy TW-P6. 

 

The proposal has adequately taken into account all of the above matters, where relevant, 

and these matters have been addressed earlier in this report. 

The site is zoned Rural Production in the Proposed District Plan.  

RPROZ-O1 

The Rural Production zone is managed to ensure its availability for primary production activities and its 

long-term protection for current and future generations. 

The proposal does not impact unduly on the availability of land for primary production, 

which includes grazing. Only a very small part of the overall existing pastoral area, notably on 

land not regarded as highly productive land, is to be subject to subdivision.  

RPROZ-O2 

The Rural Production zone is used for primary production activities, ancillary activities that 

support primary production, lawfully established existing activities, and other compatible activities that 

have a functional need to be in a rural environment. 

This objective is in a zone chapter and is an activities based objective rather than one 

related to subdivision where future land uses established on new lots is not known. In any 

event, the subdivision does not prevent existing primary production, and other lawfully 

established existing activities from continuing. 

RPROZ-O3 

Land use and subdivision in the Rural Production zone:  

a. protects highly productive land from sterilisation and enables and prioritises it to be used for 

and prioritises; 

b. protects primary production activities from reverse sensitivity effects that may constrain their 

effective and efficient operation; 

c. does not compromise the use of land for primary production activities, particularly farming and 

forestry activities on highly productive land;   

d. does not exacerbate any natural hazards; and 

e. is able to be serviced by on-site infrastructure. 

There is no highly productive land within the site, so parts a. and c. of the above objective 

are not overly relevant. Reverse sensitivity effects have been discussed earlier and are not 
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considered a threat to the continuing operations of primary production activities. The 

proposed subdivision does not exacerbate natural hazards and subdivision works will be 

carried out so not to exacerbate natural hazards; and the proposed lots are able to be 

serviced with on-site infrastructure.  

RPROZ-O4 

The rural character and amenity associated with a rural working environment is maintained. 

The subdivision will not adversely impact on rural character and amenity.  

RPROZ-P1 

Enable primary production activities, provided they internalise adverse effects onsite where 

practicable, while recognising that typical adverse effects associated with primary production should 

be anticipated and accepted within the Rural Production zone. 

The proposal is not for a primary production activity.  

RPROZ-P2 

Ensure the Rural Production zone provides for activities that require a rural location by: 

a. enabling primary production activities as the predominant land use; 

b. enabling a range of compatible activities that support primary production activities, 

including ancillary activities, rural produce manufacturing, rural produce retail, visitor 

accommodation, small-scale educational facilities and home businesses; and  

c. enabling the maintenance, operation or upgrade of any lawfully established existing activities, 

provided any loss of highly productive land from those activities is minimised. 

Primary production activities remain the predominant land use. Refer to earlier comments in 

regard to Objectives – this policy is related to land uses, not subdivision.  

RPROZ-P3 

Manage the establishment, design and location of new sensitive activities and other non-productive 

activities in the Rural Production Zone to avoid where possible, or otherwise mitigate, reverse 

sensitivity effects on primary production activities, particularly the reverse sensitivity effects of rural 

lifestyle development on highly productive land. 

Refer to earlier comments in regard to reverse sensitivity and the site is not being highly 

productive land. 

RPROZ-P4 

Land use and subdivision activities are undertaken in a manner that maintains or enhances the rural 

character and amenity values of the Rural Production zone, which includes: 

a. a predominance of primary production activities; 

b. low density development with generally low site coverage of buildings or structures; 

c. typical adverse effects such as odour, noise and dust associated with a rural 

working environment; and 

d. a diverse range of rural environments, rural character and amenity values throughout the 

District.  

The proposal is low density with low site coverage likely to result. Rural character and amenity 

values will be maintained.  
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RPROZ-P5 

Avoid land use that:  

a. is incompatible with the purpose, character and amenity values of the Rural Production zone;  

b. does not have a functional need to locate in the Rural Production zone and is more appropriately 

located in another zone;  

c. would result in the loss of availability and productive capacity of highly productive land, including 

consideration of the cumulative effects of such losses;  

d. would exacerbate natural hazards; and e. cannot provide appropriate on-site infrastructure. 

 

There is a land use component to the proposal – residential intensity of 2 dwellings on 6ha of 

land. This is existing development and is not incompatible with the purposes, character and 

amenity values of the zone. Dwellings are expected in the zone and are not more 

appropriately located in another zone. There is no highly productive land affected by the 

level of density proposed. The two residential units do not exacerbate natural hazards and 

are already provided with appropriate on-site infrastructure and access. 

 

RPROZ-P6 

Avoid subdivision that: 

a. results in any potential cumulative loss of the availability or productive capacity of highly 

productive land for use by farming or forestry activities; 

b. cannot demonstrate that the proposed lots will retain the overall productive capacity of highly 

productive land over the long term; 

c. fragments land into parcel sizes that are no longer able to support farming or forestry 
activities, taking into account: 

1. the type of farming or forestry proposed; and 

2. whether smaller land parcels can support the proposed farming or forestry activity due 
to the presence of highly productive land.  

d. provides for rural lifestyle living unless there is an environmental benefit or is around an existing 

residential unit. 

Refer to earlier comments made in regard to a very similarly worded Policy in the Subdivision 

chapter.  

RPROZ-P7 

Consider the following matters where relevant when assessing and managing the effects of land use 

and subdivision in the Rural Production Zone:  
a. whether the proposal will increase production potential in the zone;   

b. whether the activity relies on the productive nature of the soil; 

c. consistency with the scale and character of the rural environment; 

d. location, scale and design of buildings or structures; 

e. for subdivision or non-primary production activities: 

i. scale and compatibility with rural activities;  

ii. potential reverse sensitivity effects on primary production activities and 

existing infrastructure; 

iii. the potential for loss of highly productive land, land sterilisation or fragmentation 

f. at zone interfaces and the rail designation boundary: 
i. any setbacks, fencing, screening or landscaping required to address potential 

conflicts; 

ii. the extent to which adverse effects on adjoining or surrounding sites are mitigated and 

internalised within the site as far as practicable;  

g. the capacity of the site to cater for on-site infrastructure associated with the proposed activity, 

including whether the site has access to a water source such as an irrigation network supply, 

dam or aquifer; 

h. the adequacy of roading infrastructure to service the proposed activity; 
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i. Any adverse effects on historic heritage and cultural values, natural features and landscapes 

or indigenous biodiversity;  

j. Any historical, spiritual, or cultural association held by tangata whenua, with regard to the 

matters set out in Policy TW-P6. 

Relevant matters within RPROZ-P7 have been taken into account and have been addressed 

earlier in this report.   

7.3 Part 2 Matters 

Although the Planning Act 2026 is now enacted, the Resource Management Act remains in 

place for a lengthy transition period, and is still the principal document for processing of 

resource consents. 

5 Purpose 

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

resources. 

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

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

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

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

reasonably foreseeable needs of future generations; and 

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

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

 

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

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

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

mitigating adverse effects on the environment.   

 

6 Matters of national importance 

In achieving the purpose of this Act, all persons exercising functions and powers under it, in relation to 

managing the use, development, and protection of natural and physical resources, shall recognise 

and provide for the following matters of national importance: 

(a)  the preservation of the natural character of the coastal environment (including the coastal marine 

area), wetlands, and lakes and rivers and their margins, and the protection of them from 

inappropriate subdivision, use, and development: 

(b)  the protection of outstanding natural features and landscapes from inappropriate subdivision, use, 

and development: 

(c)  the protection of areas of significant indigenous vegetation and significant habitats of indigenous 

fauna: 

(d)  the maintenance and enhancement of public access to and along the coastal marine area, 

lakes, and rivers: 

(e)  the relationship of Maori and their culture and traditions with their ancestral lands, water, sites, 

waahi tapu, and other taonga: 

(f)  the protection of historic heritage from inappropriate subdivision, use, and development: 

(g)  the protection of protected customary rights: 
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(h)  the management of significant risks from natural hazards. 

 

The site does not exhibit the features listed above.   

 

7 Other matters 

In achieving the purpose of this Act, all persons exercising functions and powers under it, in relation to 

managing the use, development, and protection of natural and physical resources, shall have 

particular regard to— 

(a) kaitiakitanga: 

(aa) the ethic of stewardship: 

(b) the efficient use and development of natural and physical resources: 

(ba) the efficiency of the end use of energy: 

(c) the maintenance and enhancement of amenity values: 

(d) intrinsic values of ecosystems: 

(e) [Repealed] 

(f) maintenance and enhancement of the quality of the environment: 

(g) any finite characteristics of natural and physical resources: 

(h) the protection of the habitat of trout and salmon: 

(i) the effects of climate change: 

(j) the benefits to be derived from the use and development of renewable energy. 

 

Regard has been had to any relevant parts of Section 7 of the RMA, “Other Matters”. These 

include 7(b), (c), (d), (f) and (g). Proposed layout and lot size, along with appropriate waste 

water and stormwater management, will ensure the maintenance of amenity values and the 

quality of the environment. The proposal has had regard to the values of ecosystems. The 

subdivision does not materially affect the productive capacity of any rural zoned land.  

 

8 Treaty of Waitangi 

In achieving the purpose of this Act, all persons exercising functions and powers under it, in relation to 

managing the use, development, and protection of natural and physical resources, shall take into 

account the principles of the Treaty of Waitangi (Te Tiriti o Waitangi). 

 

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

proposed subdivision does not offend any of those principles.  

 

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

into account. 

 

7.4 National Policy Statement – Highly Productive Land 

The National Policy Statement for Highly Productive Land does not apply as the site does not 

contain any soils that meet the definition of highly productive land as defined in the above 

referenced NPS. 

 

http://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM435834
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7.5 Other National Policy Statements and National Environmental Standards 

NES Freshwater 

The site does not contain any ‘natural inland wetlands’, nor any waterbodies in the vicinity of 

any future works. There is a man modified drain providing for overland flow from further up 

the valley to be channelled out of the site. I do not regard this as a wetland. 

NES Assessing and Management Contaminants in Soil to Protect Human Health 

To my knowledge the land has not historically supported any activity to which the NES CS 

applies.  

NPS Indigenous Biodiversity 

The site contains indigenous vegetation, none of which is mapped as having any 

significance. No clearance is required. I consider the proposal is consistent with the NPS IB. 

7.6 Regional Policy Statement  

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

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

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

The proposal is consistent with these objectives and policies. 

Objective 3.6 Economic activities – reverse sensitivity and sterilisation  

The viability of land and activities important for Northland’s economy is protected from the negative 

impacts of new subdivision, use and development, with particular emphasis on either:  

(a) Reverse sensitivity for existing:  

(i) Primary production activities; ....... 

The associated Policy to the above Objective is Policy 5.1.1 – Planned and coordinated 

development. 

Subdivision, use and development should be located, designed and built in a planned and co-

ordinated manner which: .... 

 (c) Recognises and addresses potential cumulative effects of subdivision, use, and development, and 

is based on sufficient information to allow assessment of the potential long-term effects; ... 

(e) Should not result in incompatible land uses in close proximity and avoids the potential for reverse 

sensitivity;  

(f) Ensures that plan changes and subdivision to / in a primary production zone, do not materially 

reduce the potential for soil-based primary production on land with highly versatile soils, or if they do, 

the net public benefit exceeds the reduced potential for soil-based primary production activities; and 

... 
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Policy 5.1.1 seeks to ensure that subdivision in a primary production zone does not “materially 

reduce the potential for soil-based primary production on land with highly versatile soils, or if 

they do, the net public benefit exceeds the reduced potential for soil-based primary 

production activities”.  

This has been discussed at length elsewhere in this planning report. The subdivision does not 

“materially reduce the potential for soil-based primary production on land with highly 

versatile soils”.  

5.1.3 Policy – Avoiding the adverse effects of new use(s) and development  

Avoid the adverse effects, including reverse sensitivity effects of new subdivision, use and 

development, particularly residential development on the following:  

(a) Primary production activities in primary production zones (including within the coastal marine 

area);...... 

In regard to this subdivision, it is considered that no additional adverse reverse sensitivity 

issues are likely to arise as a result.  

8.0 s104D GATEWAY TEST FOR NON COMPLYING ACTIVITIES 

The subdivision is a non complying activity under the PDP because of lot sizes. S104D of the 

Act requires a consent authority to be satisfied of one or other, or both, of the following 

thresholds to be met, before it can consider granting consent. 

(a) the adverse effects of the activity on the environment (other than any effect to 

which section 104(3)(a)(ii) applies) will be minor; or 

(b) the application is for an activity that will not be contrary to the objectives and policies 

 of— 

(i) the relevant plan, if there is a plan but no proposed plan in respect of the 

activity; or 

(ii) the relevant proposed plan, if there is a proposed plan but no relevant plan in 

respect of the activity; or 

(iii) both the relevant plan and the relevant proposed plan, if there is both a plan 

and a    proposed plan in respect of the activity. 

 

The application will not create adverse effects on the environment of a more than minor 

nature. I do not believe the application to be contrary to the objectives and policies of the 

ODP, and I consider the proposal to be more consistent than not with objectives and policies 

of the PDP-AV. I consider the proposal to meet at least one of the gateway tests outlined 

above.  

 

 

https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
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9.0 s95A-E ASSESSMENT & CONSULTATION   

9.1 S95A Public Notification Assessment 

 

A consent authority must follow the steps set out in s95A to determine whether to publicly 

notify an application for a resource consent. Step 1 specifies when public notification is 

mandatory in certain circumstances. No such circumstances exist. Step 2 of s95A specifies 

the circumstances that preclude public notification. No such circumstance exists and Step 3 

of s95A must be considered. This specifies that public notification is required in certain 

circumstances.  No such circumstance exists. In summary public notification is not required 

pursuant to Step 3 of s95A. 

 

9.2 S95B Limited Notification Assessment 

 

A consent authority must follow the steps set out in s95B to determine whether to give limited 

notification of an application for a resource consent, if the application is not publicly notified 

pursuant to s95A. Step 1 identifies certain affected groups and affected persons that must be 

notified. None exist in this instance. Step 2 of s95B specifies the circumstances that preclude 

limited notification. No such circumstance exists and Step 3 of s95B must be considered. This 

specifies that certain other affected persons must be notified. The application is not for a 

boundary activity and the s95E assessment below concludes that there are no affected 

persons to be notified. There is no requirement to limited notify the application pursuant to 

Step 3.   

 

9.3 S95D Level of Adverse Effects  

 

The AEE in this report assesses effects on the environment and concludes that these will be no 

more than minor. 

 

9.4 S95E Affected Persons 

 

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

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

not an affected person if they have provided written approval for the proposed activity.  

 

The activity is a restricted discretionary activity under the ODP, but non complying under the 

PDP-AV. However, Lots 1 and 2 are around existing built development, representing no 

change to the status quo in regard to access or level of density or appearance of the built 

environment. Lots 3 & 4 are large and will remain as farm blocks, albeit each could 

accommodate a residential unit at some point in the future. They meet the PDP-AV’s 

controlled minimum lot size requirement, and residential intensity ratio requirement. Lots 5 & 

6, proposed vacant lots, represent the non complying element of the proposal. However, off 

site effects are minimal. There are no properties affected by their access. They are located 

well back from the highway and far from any built development on adjacent land. The 

applicants themselves own the Mineral Extraction zoned land and in event the two vacant 
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Lots 5 & 6 are some considerable distance away. In summary I have not identified any 

adjacent sites as ‘affected’ by this proposal. 

 

Consultation has been carried out with NZTA with the result being conditional approval 

provided by NZTA. The site does not contain any heritage or cultural sites or values and no 

areas of significant indigenous vegetation. No pre lodgement consultation has been 

considered necessary with tangata whenua, Heritage NZ, Department of Conservation.  

 

In summary I have not identified any other third parties as “affected”.  

 

10.0 CONCLUSION 

The site is considered suitable for the proposed subdivision. Effects on the wider environment 

are no more than minor. The proposal is not considered contrary to the relevant objectives 

and policies of the ODP, and in my opinion, is more consistent than not with the PDP-AV. 

 

The proposal is considered to be consistent with relevant objectives and policies of National 

and Regional Policy Statements and standards.  

Part 2 of the Resource Management Act has been had regard to. There is no District Plan rule 

or national environmental standard that requires the proposal to be publicly notified. No 

affected persons have been identified. 

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

consent. 

 
 

Signed      Dated    10th November 2026 

Lynley Newport,  

Senior Planner  

Thomson Survey Ltd 
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11.0 LIST OF APPENDICES 

 

Appendix 1 Scheme Plan(s) 

Appendix 2 Location Plan   

Appendix 3 Records of Title & Relevant Instruments 

Appendix 4 Previous Subdivision consent issued  

Appendix 5 Site Engineering Feasibility Appraisal  

Appendix 6 NZTA Approval 
























































































































































