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1.0 THE PROPOSAL 

 

The applicant proposes to subdivide by way of boundary adjustment. This is to enable 

existing farm shed buildings and plant to remain where they are currently located and be 

part of the applicant’s house and farm title, thereby reducing the size of Lot 7 DP 202221 from 

4.3955ha down to 4ha of vacant land (shown as Lot 2 on the Scheme Plan), able to be sold 

separately.  

The 3995m2 of land being removed from Lot 7 DP 202221 is to be amalgamated with the 

adjacent Lot 6 DP 202221, forming a new Record of Title 40.25ha. The result of the boundary 

adjustment will see a new vacant Lot 2 of 4ha and another new Record of Title of over 40ha 

in area containing all the existing built environment currently spread across two separate 

titles, being within a new (amalgamated) title. In effect, the proposal transfers 3995m2 of land 

from one title to another. 

Work has already been done on site to create an entrance and internal driveway within 

proposed Lot 2 to a potential building site within the lot’s western end. No specific building 

plans have been made available at time of writing this report. 

The proposal is a boundary adjustment only, as two titles are involved and the result will be 

two titles – no additional. The proposed Amalgamation Condition is shown on the face of the 

scheme plan and reads:  

“That Lot 1 hereon and Lot 6 DP 202221 (NA129B/957) are to be held in the same Certificate 

of Title”. 

A copy of the scheme plan(s) is attached in Appendix 1 and location map in Appendix 2.  
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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 by way of a boundary 

adjustment between two contiguous titles in the same ownership, as a controlled activity.  

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:    552A Omaunu Road, Kaeo    

Legal description & RT’s: Lot 7 DP 202221; held in Record of Title NA129B/958, 

copy attached in Appendix 3.  

 

 Lot 1 on the scheme plan to be amalgamated with 

 Lot 6 DP 202221 (NA129B/957), copy attached as part 

of Appendix 3. 

 

3.0 SITE DESCRIPTION  

3.1 Site Characteristics 

The site is zoned Rural Production in both the Operative District Plan (ODP) and the Proposed 

District Plan (PDP). No resource features or overlays apply in the ODP. A watercourse 

bisecting Lot 2, and its immediate peripheral edges, is mapped in the PDP as being potential 

‘river flood hazard zone’.  

The site is not shown on the Regional Council’s on-line maps as containing any high or 

outstanding landscape or natural character values or areas, nor any biodiversity wetlands. It 

is mapped as being subject to the same flood hazard risk as referred to in the preceding 

paragraph.  

The site is not mapped as being erosion prone and is not mapped by either District or 

Regional Councils as being a HAIL site or Selected Land use with any potential for, or known, 

contaminated soils. 

The property is undulating pasture with a small amount of scattered vegetation. A stream 

bisects the property, flowing north to south down slope. Soils across the site are poorer quality 

being LUC class 4. There are no Sites of Cultural Significance to Maori mapped as present 

within the site, nor any heritage resources or archaeological sites. There are no areas 

mapped as PNA within the site. The site is within a ‘kiwi present’ area, considerable distance 

from the nearest high density kiwi area, 7kms to the south (direct line). 
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Access to the site is via Omaunu Road, 20m legal public road (metal surface), which in turn 

intersects with SH 10 just north of the Kaeo township, which is 6kms away.  

The site supports a half round barn/shed and yards, at its north western corner.    

3.2 Legal Interests on Titles 

The application site is subject to an existing electricity easement in Gross in favour of Top 

Energy. This will carry over onto the new title. The site has an existing appurtenant right of way 

and rights to convey electricity and telecommunications, over the adjacent Lot 6 DP 202221. 

These rights will remain in favour of proposed Lot 2.  

 

The land being subdivided, is subject to Consent Notice D552435.3 (as is the adjacent Lot 6 

DP 202221). This dates back to the year 2000 and advises lot owners that “electrical supply 

may not be able to be provided to the additional allotments created”.   

 

3.3 Consent History 

 

The property being subdivided was one of several created by RC 2000393, issued in 2000. This 

subdivision was deemed a discretionary activity subdivision. There is a single building consent 

relevant to the site being subdivided – BP3068363, issued 1985 for the half round barn / farm 

shed. This is located on that part of the title that is proposed for transfer to be held with the 

adjacent Lot 6 DP 202221. 

 

Lot 6 DP 202221 has several building consents listed against its property file: 

 

BC-2004-1804, issued in 2004 for a new cottage; 

BC-2007-2535, issued in 2007 for a new dwelling; and 

BC-2015-785, issued in 2015 for a 6-bay shed. 

 

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: 

 

Refer to Section 3 of this Planning Report for existing activities 
within the site. The application is for a boundary adjustment 
subdivision pursuant to the FNDC’s ODP. No other breaches 
of the ODP have been identified.  

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

 

Consent is being sought for subdivision, pursuant to the Far 
North Operative District Plan.  

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

Refer to Section 7 of this Planning Report. 

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

(a) any relevant objectives, policies, or 

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

Refer to Sections 5 & 7 of this Planning Report. 

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

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


  Thomson Survey Limited 
Subdivision by way of Boundary Adjustment  July-24 
__________________________________________________________________________________________ 

____________________________________________________________________________________________________ 
Page | 6 

Planning Report and Assessment of Environmental Effects Job # 10639 

   
 
 

 

(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. 

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 boundary adjustment 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 boundary adjustment.  

(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. 

Whilst the site has a small portion subject to flood hazard, the 
boundary adjustment subdivision is not affect by this. The 
proposal does not involve hazardous installations. 

 

5.0 ACTIVITY STATUS  

5.1 Operative District Plan – Boundary Adjustment Rules 

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

13.7.1 BOUNDARY ADJUSTMENTS: ALL ZONES EXCEPT THE RECREATIONAL ACTIVITIES AND 

CONSERVATION ZONES  

 

Boundary Adjustments Performance Standards  

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

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

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

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

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

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

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

the boundary adjustment; and  

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

lots; and  

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

building setbacks, effluent disposal); and  

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

contained within the boundary adjusted sites.  

 

Part (a) is satisfied in that there is no change proposed to the number or location of any 

access to the lots involved. Land in Lot 2 already enjoys dominant tenement rights over A on 

DP 202221 and a crossing and driveway into land to be in Lot 2 is already constructed. 

Access to the shed buildings to be amalgamated with Lot 6 DP 202221 remains unchanged. 

There is no new crossing directly off public road. 

 

Part (b) is satisfied in that there is no increase in the number of Records of Titles. 

 

Part (c) is subject to the second part because Lot 7 DP 202221 is already smaller than the 

zone’s controlled activity minimum lot size. This states that 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. 

 

Clearly on balance (one lot decreasing in area and the other increasing by the same 

amount) there is no increase in the degree of non-compliance. However, the Council has 
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shown a reluctance to look at a proposal ‘on balance’ because the wording of the rule is 

“an existing lot size” – meaning one can only look to Lot 7 DP 202221 reducing in area from 

4.3995ha to 4ha in area to ascertain whether this increases the degree of non-compliance. It 

is my professional opinion that it does not. Lot 7 DP 202221 was created in a subdivision in 

2000 that was a discretionary subdivision activity.  Under the ODP, 4ha lots are a discretionary 

subdivision activity. The slight reduction in area proposed by this boundary adjustment retains 

a minimum area of 4ha, therefore there is no increase in the degree of non-compliance – 

the lot is still discretionary activity size. In my opinion, the words “degree of non-compliance” 

refers to whether the change results in a lot moving out of discretionary minimum lot size to 

non complying, which this proposal does not. I maintain, therefore that the proposal meets 

clause (c). 

 

Part (d) is met in that the properties involved in the boundary adjustment are contiguous. 

 

Part (e) is met in that the adjusted titles remain capable of complying with all relevant land 

use rules (e.g building setbacks, effluent disposal) The existing shed looks to be less than 10m 

from the existing title boundaries, but this is an existing situation. By creating Lot 1 around the 

shed and amalgamating with Lot 6 DP 202221, any existing breach is cancelled in any event. 

There is no effluent disposal field associated with the shed. The dwelling within Lot 6 DP 

202221 is well internalised within the site’s boundaries and that title’s area is increasing, not 

decreasing. A future dwelling and associated impermeable surface can be established with 

the adjusted boundaries of Lot 7 DP 202221 (new Lot 2) complying with zone and district wide 

– refer to section 5.2 below. 

 

Part (f) is met in that all existing on-site drainage systems (stormwater, effluent disposal, 

potable water) will be wholly contained within the boundary adjusted sites. 

 

In meeting all parts of 13.7.1 (a) through (f), the boundary adjustment is, in my opinion, a 

controlled activity. It is only when a proposal cannot meet all of (a) through (f) inclusive, that 

the application must then be considered under the other rules in 13.7.2. 

5.2 Operative District Plan – Zone and District Wide Rules 

Zone Rules: 

 

The proposal does not result in any breaches of Rural Production Zone rules. The land in the 

proposed 4ha lot is vacant, albeit work has begun on construction of an access driveway 

and potential building site. This works has not breached any zone rules.   

 

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. 
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Chapter 12.3 Soils and Minerals does not apply/ is complied with. No subdivision earthworks 

will be required as there is no change to access proposed. Preparatory work has already 

been carried out to create a driveway access into Lot 2, and to level a potential building 

platform. This earthworks does not breach any part of the permitted excavation/filling 

threshold applying to the zone. The volume is well under the permitted threshold and there is 

no cut or fill face breaching the average height limit. 

 

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 

areas of bush from which a 20m buffer is required.  

 

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. 

 

No rules in Chapter 12.7 Waterbodies will be breached in terms of the boundary adjustment 

as this does not include any buildings or other impermeable surfaces, nor on-site wastewater 

system, breaching the setback requirements specified in this chapter and there is no 

indigenous wetland within which works are being proposed.  

 

Notwithstanding this, the applicant’s attention has been drawn to the need to comply with 

setback requirements from the watercourse tracking down slope through Lot 2 (less than 3m 

average width, but nonetheless a ‘minor stream’ to which setback requirements apply, at 

time of building/ development. The boundary between Lots 1 & 2 has been located to 

ensure compliance is achievable. Preparatory earthworks have been carried out on site, well 

clear of any watercourse. The stream flowing north to south through Lot 2 is less than 3m 

average width, but would be subject to a setback requirement of 10-15m for any buildings or 

other impermeable surfaces. This is achievable. The setback requirement for on-site 

wastewater disposal systems does not apply to a watercourse less than 3m average width – 

refer definition of “river” in the ODP. In any event there is sufficient space and scope within 

proposed Lot 2 to achieve any required setback for any part of a wastewater system. 

 

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 or 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. Similarly rules in 

Chapter 15.1.6B (parking requirements) also only relate to proposed land use activities, not 
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subdivisions. Notwithstanding this, no breaches of either traffic intensity, or parking, rules have 

been identified.  

 

Chapter 15.1.6C (access) is the only part of Chapter 15.1 relevant to a subdivision. No 

change to access is proposed or necessary and no additional impact or effect is envisaged 

given that no additional lots are being created. The proposal complies fully with 13.7.1 and 

regard does not therefore need to be given to other parts of 13.7.2 of the ODP, which 

includes compliance with 15.1.6C.1.1 through 15.1.6C.1.11.  

 

I have not identified any breaches of district wide rules. 

 

5.3 Proposed District Plan 

The FNDC publicly notified its PDP on 27th July 2022. Whilst the majority of rules in the PDP will 

not have legal effect until such time as the FNDC publicly notifies its decisions on submissions, 

there are certain rules that have been identified in the PDP as having immediate legal effect 

and that may therefore need to be addressed in this application and may affect the 

category of activity under the Act. These include: 

Rules HS-R2, R5, R6 and R9 in regard to hazardous substances on scheduled sites or areas of 

significance to Maori, significant natural areas or a scheduled heritage resource.  

 

There are no scheduled sites or areas of significance to Maori, significant natural areas or any 

scheduled heritage resource on the site, therefore these rules are not relevant to the 

proposal. 

 

Heritage Area Overlays – N/A as none apply to the application site. 

 

Historic Heritage rules and Schedule 2 – N/A as the site does not have any identified 

(scheduled) historic heritage values. 

 

Notable Trees – N/A – no notable trees on the site. 

 

Sites and Areas of Significance to Maori – N/A – the site does not contain any site or area of 

significance to Maori. 

 

Ecosystems and Indigenous Biodiversity – Rules IB-R1 to R5 inclusive. 

 

No indigenous vegetation clearance is proposed.  

 

Subdivision (specific parts) – only subdivision provisions relating to land containing Significant 

Natural Area or Heritage Resources have immediate legal effect. The site contains no 

scheduled or mapped Significant Natural Areas or Heritage Resources.   

 

Activities on the surface of water – N/A as no such activities are proposed. 
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Earthworks – Only some rules and standards have legal effect. These are Rules EW-R12 and 

R13 and related standards EW-S3 and ES-S5 respectively. EW-R12 and associated EW-S3 

relate to the requirement to abide by Accidental Discovery Protocol if carrying out 

earthworks and artefacts are discovered. EW-R13 and associated EW-S5 refer to operating 

under appropriate Erosion and Sediment Control measures. No earthworks are required.  

 

Signs – N/A – signage does not form part of this application. 

 

Orongo Bay Zone – N/A as the site is not in Oronga Bay Zone. 

 

There are no zone rules in the PDP with immediate legal effect that affect the proposal’s 

activity status. 

 

6.0 ASSESSMENT OF ENVIRONMENTAL EFFECTS 

The ODP does not require consideration of the other parts of 13.7.2 where a boundary 

adjustment meets the controlled activity (13.7.1) requirements, which this proposal is 

considered to do. 

However, in the interests of completeness, the following brief assessment of environmental 

effects is offered. 

6.1 Natural and Other Hazards 

The site is not mapped as being subject to any hazard other than a watercourse and its 

immediate margins, bisecting proposed Lot 2. This does not unduly restrict future 

development within the lot as there remains abundant land for future development, well 

outside any area subject to flooding. The site is not subject to any other hazard. 

 

6.2 Site Services 

There is no reticulated water supply to the site. Any future residential development will be 

reliant on water storage from roof catchment. If considered necessary, the Council can 

impose its standard consent notice on the title for Lot 2, requiring a fire fighting water supply 

when a habitable dwelling is built.  

Power and telecommunications are not a requirement for rural subdivision. Refer to Legal 

Interests section in regard to existing Consent Notice.  

In regard to on site stormwater management, the land being amalgamated supports existing 

built environment and readily complies with the ODP’s Stormwater Management thresholds. 

This is a boundary adjustment proposal only – no additional lots being created. The transfer of 

3955m2, largely associated with existing farm buildings and plant, from one title to another,  

does nothing to alter how stormwater is managed. Given that stormwater management is a 

requirement for any building consent in any event, I believe it unreasonable to impose any 

requirement for stormwater management to apply to Lot 2. 
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In regard to on-site wastewater, any habitable building requiring on-site wastewater requires 

consent for that system at building consent stage. The transfer of a small area of land from 

one title to another does nothing to change that. There is no justification for imposing any 

requirement for on- site wastewater for Lot 2. Refer also to commentary under section 5.2 of 

this report. 

6.3 Easements for any purpose & Amalgamation conditions 

Refer to commentary under Legal Interests. The Amalgamation wording proposed is on the 

face of the Scheme Plan and repeated in section 1 of this report. 

6.4 Property Access 

Property access is unchanged. The current Lot 7 DP 202221 has appurtenant rights over A on 

DP 202221 and new Lot 2 will retain this right, as well as having a lengthy frontage to Omaunu 

Road which may or may not be used, just as the existing title can do. Omaunu Road is legal 

metal road, with good and wide carriageway and good visibility in both directions at the 

existing entrance to the site. However, no change to existing access is proposed. 

 

6.5 Heritage resources (including cultural), vegetation, fauna and landscape 

Vegetation, fauna and landscape 

The site being subdivided has no resource feature overlays. It contains no features mapped 

in the Regional Policy Statement as having any high or outstanding landscape or natural 

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

vegetation. There is a watercourse flowing north to south through Lot 2 and development 

can occur on the lot, just as it can now, without adversely impacting on that watercourse. 

There are no natural inland wetlands affected by the proposal.   

The property is mapped as ‘kiwi present’ and is over 7kms (direct line) from any high density 

kiwi area. The area is rural and Lot 2 lacks any vegetative cover. No additional titles are 

created with the only change from the existing situation being 3955m2 of land transferring 

from one title to another. I do not consider it reasonable, in these circumstances, for the 

Council to introduce any restrictions on the keeping of dogs and cats other than a 

requirement to keep any cats and dogs on the properties kept inside or tied up at nights. This 

can be an Advice Note. 

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). No 

additional lots are being created. 
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6.6 Access to, and protection of, waterbodies 

There is no qualifying water body and no lot of less than 4ha in area in any event. As stated 

earlier, development can occur within Lot 2 without adversely affecting the minor water 

course running through Lot 2. 

6.7 Land use compatibility (reverse sensitivity) 

There is no change in the number of lots or use of the land. No reverse sensitivity issues arise. 

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. As a controlled activity boundary 

adjustment, the proposal would be considered to be entirely consistent with the objectives 

and policies of the ODP. 

Subdivision Objectives & Policies 

Objective 13.3.1 is an enabling objective. The Rural Production Zone is predominantly, but 

not exclusively, a working productive rural zone. No additional lots are being created and 

the boundary adjusted lots are very little different from the existing.  The proposal is 

considered a sustainable use of the land.  

The Assessment of Environmental Effects and supporting report conclude that the proposal is 

appropriate and can avoid, remedy or mitigate any potential adverse effects (13.3.2).  

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.   

Both lots already are, or will be self sufficient in terms of on-site water storage and 

appropriate stormwater management (13.3.5).  Objective 13.3.6 is intended to encourage 

Management Plan applications, and does not have a lot of relevance to this proposal. 

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

proposal 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 (Objective 13.3.7 & associated 

Policy 13.4.11). 

The subdivision is not required to provide for power, has not considered energy efficiency, 

and the site adjoins Council road (13.3.8-10). Objective 13.3.11 is not discussed further as 

there is no National Grid on or near the subject site.   

The values outlined in Policy 13.4.1, 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, 
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which effectively takes a very small area of land from one title and adds it to another. 

Access is off Omaunu Road and existing. No removal of indigenous vegetation is required. 

On site wastewater treatment and disposal and stormwater management is achievable 

(Policies 13.4.2 and 13.4.5). Hazards have been taken into account (13.4.3). Power and 

telecommunications are not a requirement for rural allotments (13.4.4). 

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

vegetation within the site. The site is not in the coastal environment. The proposal does not 

adversely affect riparian margins and the site contains no outstanding landscape or natural 

features (Policy 13.4.6). Policy 13.4.7 is not relevant as there is no qualifying water body to 

which esplanade requirements apply. Lot 2 will require on-site water supply and storage 

(13.4.8). 

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. The application is not lodged as a 

Management Plan application and 13.4.12 is therefore not relevant. 

In regard to Policy 13.4.13, s6 matters (National Importance) are addressed later in this report. 

In addition: 

(a) The proposal does not create any additional lots and makes only a minor adjustment 

in size to an existing title;  

(b) The proposal provides for an appropriate type and scale of activity for the zone;   

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

(d) The site contains no indigenous vegetation; 

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

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

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

their culture; 

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

(i) The site is not subject to any natural hazards to a degree that affects development.   

 

I consider the proposal to be consistent with Policy 13.4.13. 

 

In regard to Policy 13.4.14, the proposal has had regard to the underlying zone’s objectives 

and policies – see below.  

 

In summary, I believe the proposal to be more consistent than not with the above Objectives 

and Policies. 

 

Rural Production Zone Objectives and Policies 

The proposal 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 increased 

(Objectives 8.6.3.6-8.6.3.9 inclusive and Policies 8.6.4.8 and 8.6.4.9). 
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Policy 8.6.4.7 anticipates a wide range of activities that promote rural productivity, and that 

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, along with the fact that no additional lots are created, 

that no additional adverse reverse sensitivity effects will arise. The site does not contain any 

soils that meet the definition of ‘highly versatile soils’ or ‘highly productive land’. 

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.  

7.2 Proposed District Plan Objectives and Policies 

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

Proposed District Plan (PDP) follows: 

I consider the subdivision to achieve the objectives of the relevant zone, and district wide 

provisions.  Local character is not affected; reverse sensitivity issues will not result; risk from 

natural hazards will not be increased. Adverse effects on the environment are considered to 

be less than minor and not requiring mitigation (SUB-O1). 

 

The site does not contain land that meets the definition of ‘highly productive land’. The site 

contains no ONF’s or ONL’s, nor any areas of high or outstanding natural character. There 

may be areas that fall within the definition of ‘natural inland wetland’, however 

development can occur without adversely affecting such areas and without the need for 

consent pursuant to the NES F. There are no lakes, no Sites and Areas of Significance to Maori 

and no Historic Heritage. There is a stream within Lot 2, however just as is the case with the 

current titles, development can occur within Lot 2 without any adverse effect on that stream. 

There are no areas of indigenous vegetation are already protected (SUB-O2).  

 

The proposal is consistent with SUB-O3 and SUB-O4 does not apply.  

 

SUB-P1  

Enable boundary adjustments that:  

a.   do not alter:  

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

 ii.  the number and location of any access; and  

iii.  the number of certificates of title; and  

b. are in accordance with the minimum lot sizes of the zone and comply with access, infrastructure and 

esplanade provisions.    

 

The boundary adjustment meets all of (a) in that it does not alter the degree of non 

compliance with district plan rules and standards overall; there is no change to access; and 

no increase in the number of titles will result. Access, infrastructure and esplanade provisions 
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of the zone can be met. Whilst a 4ha property is less than the minimum lot size applying in the 

zone, the site is already less, therefore the degree of non compliance is unchanged.  

 

The proposal results in a lot that does not meet the proposed controlled or discretionary 

minimum allotment size the Council proposes for the Zone. However, these provisions have 

no legal effect and are subject to considerable challenge. The lot will be consistent with the 

purpose, characteristics and qualities of the zone and can accommodate a building 

platform and has legal and physical access (SUB-P3).   The proposal has had regard to all the 

matters listed, where relevant (SUB-P4). 

 

The  

 subdivision is rural with no nearby Council administered or operated infrastructure except for 

the road (SUB-P6).  There are no qualifying water bodies and no lot less than 4ha in area 

(SUB-P7). 

The proposal does not create a rural lifestyle subdivision in that no additional lots are 

created. The change in lot size is minimal (SUB-P8).   The proposal is not a Management Plan 

subdivision (SUB-P9).  

 

SUB-P11 is not overly relevant given the proposal does not require resource consent under 

the PDP.  Notwithstanding this, all of the matters in the policy have been considered to the 

degree necessary.  

 

In summary I believe the proposal to be consistent with the PDP’s objectives and policies in 

regard to subdivision.  

 

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

The proposal simply moves 3955m2 from one title to another. It does nothing to affect 

productivity. The site contains no highly productive land (as defined in the NPS HPL) (RPROZ-

O1). The proposal is not a land use application (RPROZ-O2). The property has no highly 

productive land and does not create additional reverse sensitivity effects. The property is not 

subject to natural hazard to the extent that future development is affected or restricted. The 

lot is to be serviced by on-site infrastructure (RPROZ-O3).   The proposal does not adversely 

affect the rural character and amenity of the area (RPROZ-O4). 

 

Policies  

 

Primary production activities are enabled, as is a range of compatible activities that might 

support productive use (RPROZ-P2). The proposal provides for a slight reduction in the size of 

an existing rural lifestyle block, where built development can be readily internalised, 

achieving good setback from boundaries. I do not believe the proposal will create any 

additional reverse sensitivity effects on primary production activities (RPROZ-P3). 

 

The proposal maintains rural character and amenity. It is low density, creating no additional 

lots, and future built development can easily comply with the zone’s impermeable and 

building coverage permitted thresholds. Reverse sensitivity effects, or lack thereof, are 

discussed earlier (RPROZ-P4).  



  Thomson Survey Limited 
Subdivision by way of Boundary Adjustment  July-24 
__________________________________________________________________________________________ 

____________________________________________________________________________________________________ 
Page | 17 

Planning Report and Assessment of Environmental Effects Job # 10639 

   
 
 

 

 

The subdivision does not result in the loss of highly productive land (no LUC 1, 2 or 3 soils exist 

on the site), nor fragment land parcels given that it does not create any additional lots and 

simply moves 3955m2 from one title to another (RPROZ-P6).   

 

The proposal does not require any consent under the PDP and RPROZ-P7 is therefore of 

limited relevance. I consider the subdivision to maintain rural character and amenity and the 

lots are suitable for their intended use.  

 

7.3 Part 2 Matters 

5 Purpose 

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

resources. 

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

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

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

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

reasonably foreseeable needs of future generations; and 

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

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

 

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

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

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

mitigating adverse effects on the environment.   

 

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: 

(h)  the management of significant risks from natural hazards. 
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The site does not exhibit any of the features listed as having ‘national importance’. Whilst 

there is a watercourse flowing through Lot 2 it is less than 3m wide. There is a small flood 

hazard risk associated with the watercourse, but this is minor and is not a ‘significant’ risk.     

 

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). The proposal can ensure the maintenance of amenity 

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

ecosystems. The proposal does not materially affect on 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 Statements and National Environmental Standards 

NES Freshwater 

The site does contain a stream, flowing north to south through Lot 2. As far as I am aware, it 

does not contain any ‘natural inland wetland’ in any area likely to be utilised for future 

development. No subdivision site works will impact on the stream, with no consent required 

http://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM435834
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pursuant to the NES-F. Future development involving earthworks or vegetation clearance on 

the 4ha lot can be carried out without requiring consent pursuant to the NES-F.  

NPS Highly Productive Land 

There is no land within the application site that meets the definition of “highly productive 

land”. The proposal is therefore not subject to the NPS HPL. 

NES Assessing and Management Contaminants in Soil to Protect Human Health 

To my knowledge the land involved in the boundary adjustment has not historically 

supported any activity to which the NES CS applies.  

NPS Indigenous Biodiversity 

No clearance of indigenous vegetation is proposed. I consider the proposal is consistent with 

the NPS IB. 

7.5 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. 

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 proposal does not 

involve highly versatile soils so cannot “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);...... 

Policy 5.1.3 seeks to avoid adverse reverse sensitivity effects. In regard to this proposal, where 

a small area of land simply transfers from one title to another, it is considered that no 

additional reverse sensitivity issues arise as a result.  
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8.0 s95A-E ASSESSMENT & CONSULTATION   

8.1 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 and Step 2 of s95A specifies the circumstances that 

preclude public notification. No such circumstances exist in either instance. Step 3 of s95A 

specifies that public notification is required where a rule or standard requires it, and where 

adverse effects are more than minor. Neither circumstance exists in this instance. Step 4 of 

s95A states that the consent authority is to determine if there are any special circumstances 

under which public notification may be warranted. I do not consider any such circumstances 

exist. 

 

8.2 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, none of whom have been 

identified. Step 4 of s95B states that the consent authority is to determine if there are any 

special circumstances under which limited notification may be warranted. I do not consider 

any such circumstances exist. 

 

8.3 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. 

 

8.4 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 controlled activity and within the expected outcomes of subdivision and 

development of the Rural Production Zone. No additional lots are created and the proposal 

simply transfers a small amount of land, containing existing built development, from one title 

to another. I have reached the conclusion that the proposal will not have any minor or more 

than minor effects on adjacent properties.  

 

The site does not contain any heritage or cultural sites or values, nor any areas of indigenous 

vegetation. The site is not accessed off state highway. No pre lodgement consultation has 
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been considered necessary with tangata whenua, Heritage NZ, Department of Conservation 

or Waka Kotahi. 

 

9.0 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 Operative and Proposed District Plans, and is considered to be consistent 

with relevant objectives and policies of National and Regional Policy Statements. 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 under delegated authority. 

 

 

Signed      Dated    8th July 2024 

Lynley Newport,  

Senior Planner  

Thomson Survey Ltd 

 

10.0 LIST OF APPENDICES 

 

Appendix 1 Scheme Plan(s) 

Appendix 2 Location Plan   

Appendix 3 Records of Title & Relevant Instruments 




























































