
Application for resource consent 
or fast-track resource consent
(Or Associated Consent Pursuant to the Resource Management Act 1991 (RMA)) (If applying 
for a Resource Consent pursuant to Section 87AAC or 88 of the RMA, this form can be 
used to satisfy the requirements of Schedule 4). Prior to, and during, completion of this 
application form, please refer to Resource Consent Guidance Notes and Schedule of 
Fees and Charges — both available on the Council’s web page.

Office Use Only  
Application Number:

1. Pre-Lodgement Meeting

Have you met with a council Resource Consent representative to discuss this application prior 
to lodgement?    Yes    No

2. Type of Consent being applied for

(more than one circle can be ticked):

 Land Use
 Fast Track Land Use*
 Subdivision

 Discharge
 Change of Consent Notice (s.221(3))

 Consent under National Environmental Standard 
(e.g. Assessing and Managing Contaminants in Soil)

 Other (please specify) 

* The fast track is for simple land use consents and is restricted to consents with a controlled activity status.

3. Would you like to opt out of the Fast Track Process?

 Yes    No

4. Consultation

Have you consulted with Iwi/Hapū?  Yes    No

If yes, which groups have 
you consulted with?

Who else have you 
consulted with?

For any questions or information regarding iwi/hapū consultation, please contact Te Hono at Far North District 
Council tehonosupport@fndc.govt.nz

 Extension of time (s.125)
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8. Application Site Details

Location and/or property street address of the proposed activity:

Name/s: 

Site Address/ 
Location:

Postcode

Legal Description:  Val Number:

Certificate of title:  

Please remember to attach a copy of your Certificate of Title to the application, along with relevant consent notices 
and/or easements and encumbrances (search copy must be less than 6 months old)

Site visit requirements:

Is there a locked gate or security system restricting access by Council staff?  Yes    No

Is there a dog on the property?     Yes    No

Please provide details of any other entry restrictions that Council staff should be aware of, e.g. 
health and safety, caretaker’s details. This is important to avoid a wasted trip and having to re-
arrange a second visit.

9. Description of the Proposal:

Please enter a brief description of the proposal here. Please refer to Chapter 4 of the District Plan, 
and Guidance Notes, for further details of information requirements.

If this is an application for a Change or Cancellation of Consent Notice conditions (s.221(3)), please 
quote relevant existing Resource Consents and Consent Notice identifiers and provide details of the 
change(s), with reasons for requesting them.

10. Would you like to request Public Notification?

 Yes    No
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11. Other Consent required/being applied for under different legislation

(more than one circle can be ticked):

 Building Consent  Enter BC ref # here (if known)

 Regional Council Consent (ref # if known)   Ref # here (if known) 

 National Environmental Standard consent    Consent here (if known) 

 Other (please specify)   Specify ‘other’ here 

12. National Environmental Standard for Assessing and Managing
Contaminants in Soil to Protect Human Health:

The site and proposal may be subject to the above NES. In order to determine whether regard needs 
to be had to the NES please answer the following:

Is the piece of land currently being used or has it historically ever been used for an activity 
or industry on the Hazardous Industries and Activities List (HAIL)   Yes    No    Don’t know

Is the proposed activity an activity covered by the NES? Please tick if any of the following apply to 
your proposal, as the NESCS may apply as a result.   Yes    No    Don’t know

 Subdividing land  
 Changing the use of a piece of land 

 Disturbing, removing or sampling soil
 Removing or replacing a fuel storage system 

13. Assessment of Environmental Effects:

Every application for resource consent must be accompanied by an Assessment of Environmental Effects 
(AEE). This is a requirement of Schedule 4 of the Resource Management Act 1991 and an application can 
be rejected if an adequate AEE is not provided. The information in an AEE must be specified in sufficient 
detail to satisfy the purpose for which it is required. Your AEE may include additional information such as 
Written Approvals from adjoining property owners, or affected parties.

Your AEE is attached to this application  Yes  

13. Draft Conditions:

Do you wish to see the draft conditions prior to the release of the resource consent decision?   Yes    No

If yes, do you agree to extend the processing timeframe pursuant to Section 37 of the Resource 
Management Act by 5 working days?    Yes    No
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15. Important information continued...

Declaration
The information I have supplied with this application is true and complete to the best of my knowledge.

Name: (please write in full)

Signature: Date
A signature is not required if the application is made by electronic means

Checklist (please tick if information is provided)

 Payment (cheques payable to Far North District Council)

 A current Certificate of Title (Search Copy not more than 6 months old)

 Details of your consultation with Iwi and hapū 

 Copies of any listed encumbrances, easements and/or consent notices relevant to the application

 Applicant / Agent / Property Owner / Bill Payer details provided

 Location of property and description of proposal

 Assessment of Environmental Effects

 Written Approvals / correspondence from consulted parties

 Reports from technical experts (if required)

 Copies of other relevant consents associated with this application

 Location and Site plans (land use) AND/OR

 Location and Scheme Plan (subdivision)

 Elevations / Floor plans

 Topographical / contour plans

Please refer to Chapter 4 of the District Plan for details of the information that must be provided 
with an application. Please also refer to the RC Checklist available on the Council’s website.  
This contains more helpful hints as to what information needs to be shown on plans.
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FORM 9 

APPLICATION FOR RESOURCE CONSENT UNDER SECTION 88 OF 

THE RESOURCE MANAGEMENT ACT 1991 

To Far North District Council 

 Private Bag 752 

 Kaikohe 0440  

1. MNM Lynn Limited applies for subdivision consent from the Far North District Council.  

2. The activity to which this application relates is to subdivide the subject site into three 

lots.   

3. The location of the proposed activity is Haruru Falls Road/Tui Glen Road, Haruru. The 

title reference is 1169137 and the legal description is Lot 2 DP 600741.  

4. Beverley Joy Sharpe, Matthew Brown Sharpe and the Johnston OShea Trustee 

Limited are the owners of the site. The property is currently under contract to the 

applicant.  

5. There are no other activities to which this application relates.  

6. No resource consents are needed for the proposed activity that are not being 

applied for as part of this application.  

7. We attach an assessment of effects on the environment that:  

(a) includes the information required by clause 6 of Schedule 4 of the Resource 

Management Act 1991; and  

(b) addresses the matters specified in clause 7 of Schedule 4 of the Resource 

Management Act 1991; and  

(c) includes such detail as corresponds with the scale and significance of the 

effects that the activity may have on the environment.  

8. We attach an assessment of the proposed activity against the matters set out in Part 

2 of the Resource Management Act 1991.  



 

ii 

9. We attach an assessment of the proposed activity against any relevant provisions 

of a document referred to in section 104(1)(b) of the Resource Management Act 1991, 

including information required by clause 2(2) of Schedule 4 of that Act.  

10. No other information is required to be included in the District or Regional Plan(s) or 

regulations.  

 

 

 

Joseph Henehan 

19 December 2024  

Date 

Address for service:  Reyburn and Bryant 1999 Ltd 
PO Box 191, Whangarei  

Telephone: (09) 438 3563 

Email: joseph@reyburnandbryant.co.nz 

Contact person: Joseph Henehan 
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 INTRODUCTION 

1.1  Report basis 

This report has been prepared for MNM Lynn Limited in support of a resource 

consent application to subdivide the subject site into three lots at Haruru Falls 

Road/Tui Glen Road, Haruru.   

The application has been prepared in accordance with Section 88 and the 

Fourth Schedule of the Resource Management Act, 1991 (RMA). Section 88 of 

the RMA requires that resource consent applications be accompanied by an 

Assessment of Environmental Effects (AEE) in accordance with the Fourth 

Schedule.  

The report also includes an analysis of the relevant provisions of the Operative 

and Proposed Far North District Plan, the National Environmental Standard for 

Assessing and Managing Contaminants in Soil to Protect Human Health (NES), 

and the National Policy Statement for Highly Productive Land (NPS-HPL), which 

are pertinent to the assessment and decision required under s104 of the RMA.   

1.2  Context –  the Far North Proposed District Plan  

The Far North District Council (FNDC) is currently progressing the Proposed Far 

North District Plan (PFNDP) through the relevant statutory process under the 

First Schedule of the RMA.  

The PFNDP has been notified, and the submission period closed in October 

2022. The plan remains subject to further submissions, hearings and 

commissioner recommendations, Council decisions, and appeals.  

Given its limited progress through the relevant statutory process, most of the 

rules in the PFNDP do not have legal effect. However, several chapters contain 

rules that have immediate legal effect in accordance with s86B(3) of the RMA. 

The proposed subdivision does not require consent under any of the operative 

rules. The inoperative rules under which the proposal would require consent 
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are identified, and an assessment in the context of the relevant objectives and 

policies is provided in section 6.2 of this report.  

A weighting assessment between the operative and proposed plans is 

provided in section 6.3 of this report. It is concluded that more weight should 

be applied to the Operative Far North District Plan (OFNDP).  

1.3  Proposal summary 

This application seeks consent to subdivide the subject site into three lots. The 

subdivision scheme plan is attached at Appendix 1.  

The sites are zoned Rural Production under both the OFNDP and PFNDP. There 

are no applicable overlays.  

Each of the proposed lots is at least 4ha and the proposal is therefore a 

discretionary activity under Rule 13.9 of the OFNDP.   

1.4 Property details  

Applicant  MNM Lynn Limited 

Landowner Beverley Joy Sharpe 

Matthew Brown Sharpe 

Johnston OShea Trustee Limited 

Note – property is currently under contract to the 
applicant 

Location Haruru Falls Road/Tui Glen Road, Haruru 

Title reference 1169137  

Legal description Lot 2 DP 600741 

Area 25.0004ha 

District Plan 

Zone  

Overlays  

OFNDP and PFNDP 

Rural Production  

None  

Table 1: Property details. 
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1.5  Records of title  

Table 2 (below) summarises the memorials registered against RT 1169137.  

Memorial  Comment 

Subject to Part IV A 

Conservation Act 1987 

Subject to Section 8 

Atomic Energy Act 1945 

Subject to Section 27B 

State-Owned Enterprises 

Act 1986 (which provides 

for the resumption of land 

on the recommendation of 

the Waitangi Tribunal and 

which does not provide for 

third parties, such as the 

owner of the land, to be 

heard in relation to the 

making of any such 

recommendation) 

Subject to Section 261 Coal 

Mines Act 1979 

Subject to Section 5 Coal 

Mines Act 1979 

Subject to Section 3 

Geothermal Energy Act 

1953 

Subject to Section 3 

Petroleum Act 1937 

Notices not relevant to the resource consent 
process.   
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Subject to Sections 6 and 
8 Mining Act 1971 

Easement Instrument 
6990849.2 

Right of way and right to convey 

telecommunications, computer media, 

electricity and water over parts marked A, B, C, D 

& E and a right to convey electricity over parts 

marked F, G, H & I, all on DP 443674.  

This easement is not impacted by and is of no 

relevance to the proposed subdivision. It will 

simply pass down on to the new titles eventually 

issued for this subdivision. 

8064273.2 Compensation 
Certificate 

Notices not relevant to the subdivision.   

Easement Instrument 
8070861.13 

Right to convey electricity over part marked J on 
DP 443674. 

This easement is not impacted by and is of no 
relevance to the proposed subdivision. It will 
simply pass down on to the new titles eventually 
issued for this subdivision. 

Easement Instrument 
8213682.2 

Right to drain sewage and a right of way (in 
gross) to FNDC over parts marked D, K, L, M & N 
on DP 443674. 

This easement relates to an existing sewer line 
that passes through the site. This easement is 
not impacted by and is of no relevance to the 
proposed subdivision. It will simply pass down on 
to the new titles eventually issued for this 
subdivision.  

Easement Instrument 

9168903.2 

Right of way and a right to convey 

telecommunications & computer media over 

parts marked A & B, and a right to convey 

electricity over parts marked C, D, E, F, G, H, I, M, O 

& P, all on DP 443674. 
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This easement is not impacted by and is of no 

relevance to the proposed subdivision. It will 

simply pass down on to the new titles eventually 

issued for this subdivision. 

Table 2: Summary of title memorials.  

The title and memorials are attached at Appendix 2.  

1.6  Other approvals required 

No other approvals are required to give effect to the proposed subdivision.  

1.7  Processing request  

Please circulate the draft conditions for review.   

1.8 Statutory context  

Section 104B of the RMA sets out specific requirements for the determination of 

discretionary activities.    

Section 104(1) of the RMA sets out the matters that a consent authority must, 

subject to Part 2, have regard to when considering application for resource 

consent.   

This report focuses on the relevant matters in s104(1), and specifically: 

▪ The actual and potential environmental effects (s104(1)(a)). 

▪ The NES-SC (s104(1)(b)(i)).  

▪ The relevant provisions of the FNDP (s104(1)(b)(vi)).  
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 THE SITE AND SURROUNDING ENVIRONMENT 

2.1  The site 

Location 

The subject site is located on the corner of Tui Glen Road and Haruru Falls Road, 

Haruru. The site is shown in Figure 1 below: 

 

Figure 1: The site (Source: FNDC GIS) 

Built form 

The site is free of residential built form. However, there are two sheds located 

on the site at the end of an existing driveway within the site, see Figure 2 below: 
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Figure 2: Aerial photograph showing existing buildings on site (Source: FNDC GIS) 

Access 

The site is accessed via existing crossings and accessways extending from 

both Haruru Falls Road and Tui Glen Road.   

An existing shared access extends into the site from Tui Glen Road, legalised 

by right of way easement 6990849.2. This accessway serves three existing 

properties, being the subject site, Lot 1 DP 371201 and Lot 1 DP 443674.  The entry 

to this right of way from Tui Glen Road is shown in Figure 3 below: 

 

Figure 3: Photo of existing ROW crossing 
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An existing crossing is also located on Haruru Falls Road, approximately 190m 

north from its intersection with Tui Glen Road. See Figure 4 below: 

 

Figure 4: Existing farm crossing 

Topography and watercourses 

Southern areas of the site have a gently undulating topography, whereas the 

gradient of the land in northern areas of the property is steeper. The land slopes 

east to west from Haruru Falls Road towards a watercourse that passes 

through the centre of the site (in northern areas), and along the western 

boundary of the site (in southern areas).  

Ground cover and vegetation 

The site is predominantly in pasture. Vegetation is limited to native riparian 

vegetation alongside the watercourse that traverses the centre of the site, and 

several small pockets of native and exotic vegetation scattered throughout the 

site.  
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Kiwi mapping 

The site is not located in a high density kiwi zone. See Figure 5 below: 

 

Figure 5: Kiwi presence mapping (Source: FNDC GIS) 

Archaeological sites 

There are no archaeological sites registered on the subject property, see Figure 

6 below: 

 

Figure 6: Archaeological map (Source: FNDC GIS) 
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Land Use Capability (LUC) – soil classification 

Figure 7 below shows the classification of the soils at the sites under the LUC 

system. The orange portions have a classification of 6 while the lighter green 

areas have a classification of 4. These soils are not classified as Highly 

Productive Land (HPL) under the National Policy Statement for Highly 

Productive Land (NPS-HPL). 

 

Figure 7: LUC soil classification (Source: Manaaki Landcare Research) 

2.2  The surrounding environment 

The subject site is located on the northern edge of the coastal settlement of 

Haruru in the Far North. Within the settlement, the land is zoned a mix of ‘Rural 

Production’, ‘Rural Living’, ‘General Coastal’, and ‘Residential’ under the FNDP. 

There are a range of lot sizes and land use activities, but rural residential 

lifestyle development is common, interspersed by larger agricultural and 

forestry blocks.   
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 THE PROPOSAL  

3.1  General  

This application seeks consent to subdivide the subject site into three lots. The 

proposed lot configuration is depicted on the subdivision scheme plan 

(Appendix 1) and is summarised in Table 3 below:  

Lot Number  Area  

1 6.9882ha gross (6.8602ha 
nett) 

2 

 

7.82ha gross (6.8602ha nett) 

3 4.0930ha  

Table 3: Proposed lot areas 

The areas shown above are approximate and are subject to final survey. 

3.2  Site suitability 

Given the large size and lack of natural hazards associated with the proposed 

lots, no specific geotechnical investigations have been undertaken to support 

the resource consent application. Each of the proposed lots contains areas on 

which a dwelling can be suitably located.  

Site specific engineering input will be sought for each lot at the building 

consent stage, while it is anticipated that consent notice conditions will require 

that the location and foundations of any dwelling are subject to specific 

engineering input.   
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3.3  Servicing arrangements  

Water supply 

Each of the proposed lots will rely on an on-site water supply. This will involve 

the collection of rainwater in tanks. The final design will be provided at the 

building consent stage.  

The future owners will also establish a suitable firefighting water supply. It is 

proposed that a consent notice condition require that this is undertaken in 

accordance with the Fire and Emergency NZ (FENZ) Firefighting Water Supply 

Code of Practice, unless an alternative arrangement has been approved by 

FENZ.  

Wastewater management 

Each of the proposed lots will manage wastewater on-site. Given the size of the 

lots and lack of natural hazards, there are multiple areas that are suitable to 

accommodate on-site wastewater systems in accordance with the relevant 

statutory requirements. The design will be finalised at the building consent 

stage.  

Stormwater management 

Each of the proposed lots will manage stormwater on-site. Given the size of the 

proposed lots, it is not proposed that any attenuation will be provided. 

Stormwater will be collected and discharged into the small watercourses 

located across the site or onto land for dispersal. The design will be finalised at 

the building consent stage.  

Electricity and telecommunications 

In this case, power and telecommunications connections to the proposed lots 

will not be provided as part of the subdivision. Instead, future owners will utilise 

alternative supply options. Any necessary easements over existing power and 

telecommunications services will be created at survey stage in accordance 

with the requirements of the relevant network authority.  
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3.4 Access arrangements 

The proposed access arrangements are summarised as follows:  

▪ Lot 1 will gain access from the existing vehicle crossing on Haruru Falls Road 

(see Figure 4). It is proposed that a consent notice condition is registered 

on this title requiring that the crossing be upgraded at building consent 

stage in accordance with the relevant FNDC requirements. 

▪ Lot 2 will gain access via existing rights of way A, B, C, D and E (see Figure 

3). As no new users will be introduced to this accessway, no upgrading is 

proposed. 

▪ Lot 3 will gain access directly from Haruru Falls Road. It is proposed that a 

consent notice condition is registered on this title requiring that the 

crossing be constructed at building consent stage in accordance with the 

relevant FNDC requirements. 
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 REASONS FOR CONSENT AND ACTIVITY STATUS 

4.1  Operative Far North District Plan  

The proposal requires resource consent under the following rule from the FNDP.  

▪ 13.9 ‘Discretionary Activities’ – discretionary activity. The proposal 

complies with the 4ha minimum lot size specified for a discretionary 

activity subdivision in the Rural Production Zone under Table 13.7.2.1.  

4.2  Far North Proposed District Plan  

The proposal does not require resource consent under any of the operative 

rules, and the proposal therefore does not have an activity status under the 

PFNDP. An assessment of the proposal in the context of the inoperative rules is 

provided in section 6.2 of this report.   

4.3  Overall activity status 

The subdivision is a discretionary activity under the OFNDP.  
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 ASSESSMENT OF ENVIRONMENTAL EFFECTS  

5.1  Existing environment 

Section 104(1)(a) requires a consideration of any actual and potential effects 

on the environment of allowing an activity. The existing environment has been 

described in Section 2 of this report.  

For clarity, this includes the surrounding cadastral pattern, which includes a 

mixture of rural productive landholdings and rural residential development.  

There are no unimplemented consents in the vicinity of the site that would 

influence the following assessment of environmental effects.  

5.2  Permitted baseline 

Section 104(2) of the RMA allows a consent authority to disregard an adverse 

effect of an activity on the environment if a plan (the FNDP in this instance) 

permits an activity with that effect. This is commonly referred to as the 

permitted baseline. 

While there is no permitted baseline for subdivision, the land use provisions of 

the Rural Chapter in the FNDP enable the construction of residential units at a 

density of 1 per 12ha or one on an allotment of any size as a permitted activity, 

provided that the bulk and location requirements are met. It is also noted that 

minor residential units are also able to be constructed at a rate of 1 per site as 

a controlled activity. Given the size of the existing site (25.0004ha), the site 

could currently be developed with two residential units as a permitted activity 

and one minor residential unit as a controlled activity. This baseline forms the 

basis for the following assessment of environmental effects.   

5.3  Amenity values and landscape character  

While residential units will eventually be constructed on the proposed titles, the 

built form facilitated by this subdivision will be easily absorbed by the 

surrounding environment. The site is located in an area where rural residential 
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development is common. The proposed subdivision is consistent with the 

mixed rural character and amenity of the receiving environment, which 

includes varied rural living development coexisting with rural production 

activities. 

There would be no immediate physical effects on adjacent properties arising 

from the proposed subdivision. The existing residential units within the 

immediately adjacent properties 20, 22 and 34 Tui Glen Road are all orientated 

to take advantage of the views to the south/south-west (as demonstrated in 

Figure 5 below). The orientation of these dwellings results in views being 

directed away from the potential building sites within the subject sites.    

 

Figure 8: Neighbouring viewshafts (Source: FNDC GIS) 

The existing dwelling at 219 Haruru Falls Road is positioned at an elevated 

position, above the subject site, as demonstrated in Figure 6 below. The views 

gained from the existing dwelling will therefore be unaffected by the 

subdivision.   
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Figure 9: Image of Lot 1 building site relative to ex. dwelling at 219 Haruru Falls Road 

Further to the above points, as addressed in s5.2 above, the size of the existing 

site (25.0004ha) means that the site could currently be developed with two 

residential units as a permitted activity and one minor residential unit as a 

controlled activity. This level of development would be consistent with the 

outcomes sought as part of this subdivision.  

Overall, the adverse effects on amenity values and landscape character will 

be less than minor. 

5.4 Rural production values 

The proposed subdivision it will create three new lots, all of which have net site 

areas in excess of 4ha. In doing so they align with the discretionary activity 

subdivision provisions for the RPZ. The proposed sites are each large enough 

to continue to be used for productive purposes.  

As discussed in s2.1 of this report, the sites are comprised of a mixture of LUC 

class 4 and 6 soils. These soils are not classified as HPL under the NPS-HPL. The 

proposal will therefore not result in the fragmentation of identified productive 

land.  

Overall, the adverse effects on productive values will be less than minor. 

Likely building site on Lot 1 Existing dwelling at 219 

Haruru Falls Rd 
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5.5  Access effects 

As addressed in section 3.4 of this report, Lots 1 and 3 will gain access directly 

from Haruru Falls Road via new or upgraded vehicle crossings. It is proposed 

that consent notice conditions are registered on these titles requiring the 

crossings to be constructed at building consent stage in accordance with the 

relevant FNDC requirements. 

Lot 2 will gain access via existing rights of way A, B, C, D and E. As no new users 

will be introduced to this accessway, no upgrading is proposed.  

Having considered the above, safe and practicable vehicle access is provided 

for each of the proposed lots. Overall, the adverse effects associated with the 

access arrangements will be less than minor. 

5.6  Servicing effects 

The proposed lots have net site areas of at least 6ha and are therefore of an 

adequate size that is capable of accommodating on-site servicing without 

creating any effects on neighbouring properties or surrounding natural areas. 

Accordingly, the adverse effects associated with the servicing arrangements 

will be less than minor. 

5.7  Reverse sensitivity 

The site is located in close proximity to Waitangi Forest and is accessed via 

roads used for logging. While this is the case, no reverse sensitivity effects are 

anticipated. The potential house sites are well set back from the road, the 

logging activities are not frequent and are often temporary.  

Should FNDC consider it necessary, mitigation can be implemented in the form 

of a consent notice on the title restricting the lodgement of any complaints 

regarding lawful logging activities occurring on adjoining properties.  

Having considered the above, any adverse reverse sensitivity effects will be 

less than minor overall.  
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5.8 Cultural effects 

The existing record of title is subject to the following memorial: 

Subject to Section 27B State-Owned Enterprises Act 1986 (which provides for 

the resumption of land on the recommendation of the Waitangi Tribunal and 

which does not provide for third parties, such as the owner of the land, to be 

heard in relation to the making of any such recommendation) 

This memorial has no relevance to this subdivision application. It is likely to be 

dealt with outside of the resource consent process.  

Further to the above, no identified archaeological sites or sites of significance 

to maori are present on the subject site.  

Overall, no effects on cultural values are anticipated by the subdivision.  

5.9  Natural hazards effects 

No site suitability report is provided with this application. Therefore, it is relevant 

to consider any potential effects relating to natural hazards. 

In this case, all sites have areas in excess of 6ha, so are large enough and have 

adequate space free of hazards to accommodate a future building site and 

potential wastewater disposal area. Site specific engineering input will be 

sought for each lot at the building consent stage, while it is anticipated that 

consent notice conditions will require that the location and foundations of any 

dwelling are subject to specific engineering input.   

Overall, any adverse effects relating to natural hazards will be less than minor. 

5.10  Adverse effects conclusion 

Overall, the effects associated with this proposal will be less than minor when 

considered in the context of the existing environment and the permitted 

baseline.  
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 STATUTORY PLANNING ASSESSMENT 

6.1  The Far North District Plan 

Context 

Pursuant to section 104(b)(vi) of the RMA, the following considers the proposed 

subdivision in the context of the relevant provisions from the FNDP.  

The objectives and policies that are relevant to this application are contained 

in Chapter 13 ‘Subdivision’ and Chapter 8 ‘Rural Environment’ of the OFNDP.  

There are 3 predominant themes that run throughout the objectives and 

policies – managing effects on rural productive values; ensuring that 

subdivision and development is compatible with the amenity, character, 

landscape and natural values of the environment in which it is located; and 

ensuring that subdivision and development is appropriately serviced.  

The relevant objectives and policies have been grouped under these headings 

and an assessment provided below.  

Assessment  

Managing effects on productive rural values 

Objective 8.3.2 To ensure that the life supporting capacity of soils is not compromised by 

inappropriate subdivision, use or development. 

Objective 8.3.6 To avoid actual and potential conflicts between land use activities in the rural 

environment. 

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

the Rural Production Zone. 

Objective 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.  

Objective 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. 

Objective 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 
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natural and physical resources of the District, including airports and roads and the social, 

economic and cultural well being of people and communities. 

Objective 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. 

Policy 8.4.2 That activities be allowed to establish within the rural environment to the extent that 

any adverse effects of these activities are able to be avoided, remedied or mitigated and as a 

result the life supporting capacity of soils and ecosystems is safeguarded and rural productive 

activities are able to continue. 

Policy 8.6.4.1 That the Rural Production Zone enables farming and rural production activities, as 

well as a wide range of activities, subject to the need to ensure that any adverse effects on the 

environment, including any reverse sensitivity effects, resulting from these activities are avoided, 

remedied or mitigated and are not to the detriment of rural productivity. 

Policy 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. 

Policy 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. 

The number of rural residential lots proposed as part of this application (three) 

is provided for as a discretionary activity in the RPZ (in fact, a total of four lots 

would technically be able of being created under this rule). This demonstrates 

that rural-residential lots and land uses are provided for in the, and hence 

anticipated in the RPZ.  

While the proposed allotments have a net site area of less than 12ha, section 

5.5 of this report details how this the subdivision will not result in effects on the 

productive rural values associated with the site (noting specifically that the site 

is not identified as containing productive soils).  

The subdivision has also been designed to avoid conflict between land use 

activities. Any reverse sensitivity effects associated with the nearby forestry 

activities can be avoided through the implementation of a no complaints 

consent notice registered on each title as part of this subdivision.   
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Given the above, the proposal is consistent with the objectives and policies 

from RPZ chapter of the OFNDP that look to manage effects on productive rural 

values.   

Amenity, character, landscape and natural values 

Objective 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. 

Policy 8.4.4 That development which will maintain or enhance the amenity value of the rural 

environment and outstanding natural features and outstanding landscapes be enabled to locate 

in the rural environment.  

Policy 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. 

Policy 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. 

Policy 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: 

(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 
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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. 

The subdivision rules in the RPZ are designed to give effect to these objectives 

and policies.  

Noting again that number of rural residential lots proposed as part of this 

application is provided for as a discretionary activity, the density of residential 

development facilitated by the proposal aligns with the intentions of the RPZ.  

As outlined in section 5.3 of this report, while residential units will eventually be 

constructed on the proposed titles, the built form facilitated by this subdivision 

will be easily absorbed by the surrounding environment. The site is located in 

an area where rural residential development is common. The proposed 

subdivision is consistent with the mixed rural character and amenity of the 

receiving environment, which includes varied rural living development 

coexisting with rural production activities. 

The varying topography and vegetative cover associated with the site, along 

with the orientation of existing dwellings on adjoining properties, will ensure 

that the future dwellings on Lots 1 – 3 are not collectively visible from adjoining 

properties or the surrounding environment, and that they do not form 

prominent visual elements.  

There are no outstanding or notable landscape features within the surrounding 

environment that would be adversely impacted by the proposal.  

Minimal physical works are required to give effect to the subdivision. Lots 1 and 

3 will be accessed via single vehicle crossings constructed at building consent 
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stage on Haruru Falls Road. Lot 2 will be accessed via an existing right of way 

which is not proposed to be upgraded as part of this application.  

The on-site servicing arrangements associated with the future development 

of Lots 1 – 3 will be undertaken in accordance with the relevant requirements 

of the FNDC and NRC. 

Further, there are no known cultural or heritage features located within the 

surrounding environment that would be adversely impacted by the proposal.  

Given the above, the proposal is consistent with the objectives and policies 

that look to ensure that subdivision and development is compatible with the 

amenity, character, landscape and natural values of the environment.  

Servicing  

Objective 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. 

Objective 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. 

Objective 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. 

Policy 8.4.3 That any new infrastructure for development in rural areas be designed and operated 

in a way that safeguards the life supporting capacity of air, water, soil and ecosystems while 

protecting areas of significant indigenous vegetation and significant habitats of indigenous fauna, 

outstanding natural features and landscapes. 

Policy 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. 

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

subdivision. 

The proposed lots have net site areas of at least 6ha and are therefore of an 

adequate size that is capable of accommodating on-site servicing without 
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creating any reverse sensitivity effects on neighbouring properties. The on-site 

servicing arrangements for Lots 1 – 3 will be established in accordance with the 

relevant FNDC and NRC requirements at the building consent stage. This will 

ensure that these lots are appropriately serviced.  

The proposed subdivision is consistent with the objectives and policies from 

the RPZ that look to ensure that subdivision and development is appropriately 

serviced.  

Conclusion 

In accordance with the above assessment, the proposed subdivision is not 

contrary to the relevant objectives and policies from the OFNDP.  

6.2  The Far North Proposed District Plan  

Context 

As outlined in section 1.2 of this report, most of the rules in the PFNDP do not 

have legal effect. Notwithstanding this, the relevant rules that the proposal 

would require consent under are identified and an assessment against the 

relevant objectives and policies is provided below. None of the rules have legal 

effect.  

Relevant rules 

▪ SUB-R3' Subdivision to create a new allotment' – non-complying activity. 

The proposal does not comply with the minimum lot sizes outlined for the 

RPZ.  

Overall activity status 

The subdivision would be a non-complying activity under the PFNDP. However, 

none of the relevant rules have legal effect.  

Assessment – objectives and policies  

Given the rules identified above, the objectives and policies most relevant to 

this application are contained in the 'Subdivision' chapter of the PFNDP. The 
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relevant objectives and policies are identified, and an assessment provided in 

the context of the proposed subdivision is provided below.  

Subdivision chapter  

SUB-P8 Avoid rural lifestyle subdivision in the Rural Production zone unless the subdivision: 

a. will protect a qualifying SNA in perpetuity and result in the SNA being added to the District 

Plan SNA schedule; and  

b. will not result in the loss of versatile soils for primary production activities.  

There are several objectives and policies from the Subdivision chapter of the 

PFNDP that are of some relevance to the proposed subdivision. However, SUB-

P8 is of particular relevance.  

SUB-P8 requires that rural residential subdivision in the RPZ is avoided unless it 

protects a Significant Natural Area (SNA) in accordance with the 

environmental benefit requirements and will not result in the loss of versatile 

soils for primary production activities.  

In this instance, the subdivision will not result in the protection of SNA areas. 

However, some support can be drawn for the Subdivision from SUB-P8, noting 

that the soils at the site have a LUC classification of 4 and 6 and therefore do 

are not considered versatile under the PFNDP.  

While some support can be drawn for the subdivision from the objectives and 

policies in the subdivision chapter, ultimately, the subdivision would be 

contrary unless it was progressed in accordance with the environmental 

benefit provisions.  

Conclusion 

Unless progressed in accordance with environmental benefit provisions, the 

proposed subdivision would be contrary to the objectives and policies of the 

PFNDP.  

Weighting 

Notwithstanding the assessment provided above, the PFNDP is still in a 

relatively early stage of the plan change process, with a large number of 

https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/64
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/64
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/64
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/64
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/64
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/64
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submissions having been received on a wide range of topics (including the RPZ 

provisions). Given the wide-ranging nature of some of these submissions, little 

weight should be applied to the provisions of the PFNDP at this stage. 

6.3  NES –  Soil Contamination 

Based on the applicant’s knowledge of the subject site, an analysis of aerial 

photography, and a review of the Northland Regional Councils ‘selected land 

use sites’ database, there is no evidence to suggest that the site has ever 

accommodated an activity from the HAIL. 

The subject site is therefore not a piece of land described in clause 5(7) or (8) 

and the NES regulations are not relevant to this application.   

6.4 Part 2 assessment –  the Resource Management Act 

An assessment of Part 2 matters is not required unless there are issues of 

invalidity, incomplete coverage, or uncertainty in the planning provisions.1 In 

this case, there is no invalidity, incomplete coverage, or uncertainty amongst 

the various documents. In that regard, no assessment of the application is 

required under Part 2. 

  

 

 

 

 

 

 

 

  

 
1 R J Davidson Family Trust the Marlborough District Council [2018] NZCA 316 
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 NOTIFICATION 

Pursuant to sections 95A and 95B of the RMA, Section 5 of this report concludes that 

any adverse effects associated with the proposal will be less than minor. 

Furthermore, there are no special circumstances associated with the application, 

the applicant has not requested notification, and there is no rule or national 

environmental standard that requires notification of this application. 

Consequentially, public notification is not necessary. 

The assessment of environmental effects in Section 5 of this report confirms that no 

parties are considered to be adversely affected by the proposal. Consequentially, 

limited notification is not necessary.  

Having considered the above, the proposal can proceed on a non-notified basis.    
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 CONCLUSION 

The proposal is to subdivide the subject site into three lots at Haruru Falls Road/Tui 

Glen Road, Haruru.  The proposal requires consent as a discretionary activity under 

the FNDP.   

Section 5 of this report concludes that any adverse effects associated with the 

proposed subdivision will be avoided or mitigated such that they are less than minor. 

Accordingly appropriate regard has been given to s104(1)(a) of the RMA.  

In accordance with sections 6.1 and 6.2 of this report, the proposal is consistent with 

and supported by the policy framework of both the operative and proposed FNDP. 

Accordingly, appropriate regard has been given to s104(1)(b)(vi) of the RMA. 

Section 6.3 of this report concludes that the NES-SC is not relevant to this application. 

Appropriate regard has therefore been given to s104(1)(b)(i) of the RMA.   

While recourse to Part 2 is not required, section 6.4 of this report confirms that the 

proposal does not compromise the purpose or principles of the RMA.  

Having regard to all of the relevant matters in s104(1) and s104B of the RMA, the 

proposal can be approved subject to appropriate conditions of consent.       
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Search Copy Dated 20/09/24 9:13 am, Page  of 1 5 Transaction ID 3945821

 Client Reference 18193

 

RECORD OF TITLE 
UNDER LAND TRANSFER ACT 2017 

FREEHOLD
Search Copy

 Identifier 556381
 Land Registration District North Auckland
 Date Issued 28 September 2012

Prior References
288346

 Estate Fee Simple
 Area 27.3240 hectares more or less
 Legal Description Lot    2 Deposited Plan 443674

Registered Owners
Matthew          Brown Sharpe, Beverley Joy Sharpe and Johnston O'Shea Trustee Limited

Interests

Subject       to Part IV A Conservation Act 1987
Subject       to Section 8 Atomic Energy Act 1945
Subject                 to Section 27B State-Owned Enterprises Act 1986 (which provides for the resumption of land on the

                     recommendation of the Waitangi Tribunal and which does not provide for third parties, such as the owner of the land, to be
          heard in relation to the making of any such recommendation)
Subject       to Section 261 Coal Mines Act 1979
Subject       to Section 5 Coal Mines Act 1979
Subject       to Section 3 Geothermal Energy Act 1953
Subject      to Section 3 Petroleum Act 1937
Subject        to Sections 6 and 8 Mining Act 1971
Subject                   to a right of way and right to convey telecommunications, computer media, electricity and water over parts

                            marked A, B, C, D & E and a right to convey electricity over parts marked F, G, H & I, all on DP 443674 created by
       Easement Instrument 6990849.2 - 16.8.2006 at 9:00 am

Appurtenant                   hereto is a right to convey electricity created by Easement Instrument 6990849.2 - 16.8.2006 at 9:00 am
The                easements created by Easement Instrument 6990849.2 are subject to Section 243 (a) Resource Management Act 1991
8064273.2               Compensation Certificate pursuant to Section 19 Public Works Act 1981 - 5.2.2009 at 9:00 am
Subject                    to a right to convey electricity over part marked J on DP 443674 created by Easement Instrument 8070861.13 -

   6.5.2009 at 2:49 pm
Subject                      to a right (in gross) to convey electricity over part marked J on DP 443674 in favour of Top Energy Limited

         created by Easement Instrument 8070861.15 - 6.5.2009 at 2:49 pm
The                easements created by Easement Instrument 8070861.15 are subject to Section 243 (a) Resource Management Act 1991
Subject                            to a right to drain sewage and a right of way (in gross) over parts marked D, K, L, M & N on DP 443674 in favour

              of Far North District Council created by Easement Instrument 8213682.2 - 14.8.2009 at 9:25 am



 Identifier 556381

Register Only
Search Copy Dated 20/09/24 9:13 am, Page  of 2 5 Transaction ID 3945821

 Client Reference 18193

Subject                       to a right of way and a right to convey telecommunications & computer media over parts marked A & B, and a
                         right to convey electricity over parts marked C, D, E, F, G, H, I, M, O & P, all on DP 443674 created by Easement

      Instrument 9168903.2 - 28.9.2012 at 11:05 am

The                easements created by Easement Instrument 9168903.2 are subject to Section 243 (a) Resource Management Act 1991



 Identifier 556381

Register Only
Search Copy Dated 20/09/24 9:13 am, Page  of 3 5 Transaction ID 3945821

 Client Reference 18193



 Identifier 556381

Register Only
Search Copy Dated 20/09/24 9:13 am, Page  of 4 5 Transaction ID 3945821

 Client Reference 18193



 Identifier 556381

Register Only
Search Copy Dated 20/09/24 9:13 am, Page  of 5 5 Transaction ID 3945821

 Client Reference 18193









View Instrument Details
Instrument No 8070861.13
Status Registered
Date & Time Lodged 06 May 2009 14:49
Lodged By McGregor, Jamie Louise











View Instrument Details
Instrument No 8070861.15
Status Registered
Date & Time Lodged 06 May 2009 14:49
Lodged By McGregor, Jamie Louise

















View Instrument Details
Instrument No 8213682.2
Status Registered
Date & Time Lodged 14 August 2009 09:25
Lodged By Millar, John Lindsay















View Instrument Details
Instrument No 9168903.2
Status Registered
Date & Time Lodged 28 September 2012 11:05
Lodged By McLeod, Carolyn Anne
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APPENDIX 3 

PLANNING MAPS
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