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Deputy Mayor
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The primary role of the Environment and Hearings Commi�ee is to oversee the Council’s obliga�ons under the Resource
Management Act 1991. It also oversees a number of the Council’s environment and regulatory ac�vi�es. The commi�ee
comprises ﬁve Councillors.
The Commi�ee is delegated the following decision making powers:
• To hear all resource consent applica�ons with the power to make a ﬁnal decision;
• To hear all Building Act dispensa�on applica�ons with the power to make a ﬁnal decision;
• To consider all ma�ers of an environmental and regulatory nature rela�ng to the Resource Management Act, Building
Act, Health Act, Fencing of Swimming Pools Act, Dog Control Act and to make recommenda�ons to the Council;
• To receive reports on all ma�ers approved under delegated authority by the Chairperson or Deputy Chairperson
together with the Group Manager Environmental and those func�ons delegated to staﬀ;
• Hear objec�ons to menacing dog classiﬁca�ons and either uphold or rescind the classiﬁca�on (as per the Dog Control
Act).
• To consider and make recommenda�ons to the Council on environmental policy ma�ers rela�ng to the Resource
Management Act and the District Plan;
• To hear all plan changes and make recommenda�ons to the Council;
• Non-no�ﬁed applica�ons will be referred to the Environment and Hearings Commi�ee for considera�on in the following
circumstances:
• Where the Group Manager Environmental believes that there are poten�al community eﬀects and/or policy
implica�ons in respect of the District Plan, and no other applica�ons of this nature have been dealt with before by the
Council to determine precedent;
• Appeals rela�ng to consent condi�ons approved under delegated authority; and
• Applica�ons for retrospec�ve ac�vi�es.
That aside, the Commi�ee is only able to make recommenda�ons to the full Council for it to consider and make a decision
on.
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Rārangi
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Extraordinary Environment and Hearings Committee
Monday 21 June 2021 at 4.00 pm
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Land Use Consent Report - 288 Tai Road, Ōpunakē ......................................................Page 74
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Land Use Consent Report - Corner of Chute Street and Gore Street, Normanby ........Page 164
Appendix 1 Proposed District Plan Requirements
Appendix 2 Notification Report
Appendix 3 Request for further information and response
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Matakore
Apologies

Leave of Absence: The Board may grant a member leave of absence following an application
from that member. Leave of absences will be held in the Public Excluded section of the meeting.
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Pūrongo
Report
To

Environment and Hearings Committee

From

Kaimahere Whakawhiti Whakaaro / Consultant Planner, Kim Wölper

Date

21 June 2021

Subject

Land Use Consent Report
(This report shall not be construed as policy until adopted by full Council)

Whakarāpopoto Kāhui Kahika / Execu ve Summary
Application
Consent No.:

RML20099

Applicant:

Nos D Lanod Trust

Location:

284 Tai Road, Ōaonui

Proposal:

Yard dispensation for unconsented buildings and consent for a new
structure within the Coastal Protection Area and Rural Zone.

Site details
Legal Description:
Current Use:

Lot 7 DP 355076 (RoT: 224773 – 1,136m2)
Residential dwelling

Previous Consents:

RM040222 – subdivision (in 2005)
RML17051 - residential dwelling (in 2017)
South Taranaki District Plan Rural Zone (Special Map 02)
(2015):
Coastal Protection Area
Surrounding Land Use:
 Residential (to the north and south and across Tai Road)
 Reserve/beach (to the west)
 Rural/pastoral (surrounding the existing Tai Road subdivision)
Site Visit Undertaken:
Yes (RFI letter with photos from the visit is dated 28 January 2021)
Assessment
Activity Status:

Iwi:

Notification
Recommendation:

Restricted Discretionary – Rules 3.1.3(a) and 17.1.3(a)(ii)
 Non-compliance with a performance standard for bulk and
location of buildings in the Rural Zone
 New buildings and structures of up to 50m2 in gross floor area and
a height of no more than 5 m in the Coastal Protection Area
Rohe: Taranaki Iwi
Iwi Authority: Te Kāhui o Taranaki Trust
No statutory acknowledgement areas within or near the property
Limited notified
No written approvals have been obtained; the Applicant has
requested that the Department of Conservation and Taranaki Iwi be
served limited notification.
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Resource Management Act Sections 104, 104C and 108
1991 (RMA):
New Zealand Coastal Policy Statement (NZCPS)
 NPS:
No known HAIL activities; Is not listed on the Taranaki Regional
 NES:
Council’s Register of Selected Land Use Sites
Taiao Taiora
 Other:

Kupu Whakamārama / Background
1.

Bland and Jackson Surveyors Limited have applied on behalf of Nos D Lanod Trust for a
retrospective land use consent for two unconsented buildings at 284 Tai Road, Ōaonui
(Figure 1). Consent is also sought for a new carport.

Figure 1: Location of the property (Extracted from the Application). Of note, the subject site (284 Tai
Road) and the one to the south (286 Tai Road) have existing dwellings which are not shown in the
dated satellite image.

2.

This is a 1,136m2 property located on the seaward side of Tai Road, approximately 1.5 km
west of the Ōaonui Production station, and approximately 8.5 km north west of Ōpunakē. It
is flat in nature and roughly rectangular in shape. The site is used for residential purposes
containing an existing centrally located dwelling which was consented in September 2017.

3.

The previous resource consent (RML17051) was to construct a new dwelling within the
Coastal Protection Area, 2.5 m from the southern boundary and 7.992 m from the northern
boundary of the property. Some native planting has been undertaken along the northern
site boundary and southwest of the existing dwelling as was required by the consent
conditions from 2017.

4.

An unconsented garage and water tank are located within the roadside portion of the site
(Figures 2 and 3). The applicant has identified that the ‘garage’ is a garden shed and the
structure behind it is a lean-to woodshed.

2
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5.

The ‘garage’ and attached lean-to woodshed are subject to a current Notice to Fix (NTF No:
2020/14) pursuant to the Building Act, which was issued on the 19 October 2020. The Notice
to Fix required the property owner to apply for a Certificate of Acceptance for the structures
by 19 November 2020. The Council has no records of a Certificate of Acceptance being
applied for to date.

Figure 2: Photo of the water tank and garage taken by STDC during a site visit. (Source: Council's
RML20099 RFI letter, 2021).

Figure 3: Photo showing the distance of the water tank from the southern boundary (Source: Council's
RML20099 RFI letter, 2021).

6.

The site is situated within a 33 lot rural subdivision established in 2005. The property is
located between lots occupied by detached dwellings to the north and south, Tai Road to
the east, and a Local Purpose Reserve separating the property from Sandy Bay Beach to the
west. The reserve is currently vested with South Taranaki District Council, but it has been
identified as a post settlement redress property in the Taranaki Iwi Deed of Settlement.
Teikiwanui Stream crosses the property to the south of the subject site as per Taranaki
Regional Council’s Rivers and Catchments map, however, the stream is not above ground.

3
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7.

To the north of the neighbouring property is a significant area of sand dunes and coastal
herbfield with important shore bird habitat. It is partially protected by Department of
Conservation. The dunes have been identified as a key native ecosystem and as an
Outstanding Natural Feature/Landscape (ONFL) and a Significant Natural Area (SNA). A
portion of this area (Lot 3 DP 12925, see Figure 1) has been vested in Te Kāhui o Taranaki
Iwi as a Historic Reserve.

8.

The surrounding land is mostly rural and used for pastoral farming. The Maui Production
station is situated approximately 1.5 km to the east, and the subject site is about 8.5 km
north west of Ōpunakē.

9.

Land use consent is sought for the following activities:

10.



An unconsented garage, which is proposed to be relocated and extended to a minimum
of 2.5 m from the road boundary and attached to the existing dwelling with a carport
(Figure 4-7). The garage/carport will be 7 m (L) x 5 m (W). The proposed additional area
is 37.5 m2, which will increase the site coverage (from 2017) of 15.28% as per the original
site plan to the proposed 18.58% (Figure 4). The garage is currently and will remain cedar
colour (Figure 2).



An unconsented existing water tank with the dimensions 1.915 m in height and a 10.4
m² footprint (Figure 2, 3 and 4). It is located 1.5 m from the road boundary and 1.5 m
from the southern boundary. The tank is dark green.

The applicant is proposing to establish mitigation planting along the southern and eastern
boundary (Figure 4). The planting will include karo/pittosporum crassifolium and
harakeke/flax. The unconsented structure to the rear of the garage referred to in Council’s
letter is proposed to be removed.

Figure 4: Site Plan including proposed planting (Source: Bland & Jackson Surveyors Ltd).
4
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Figure 5: Drawing of the garage/carport and existing dwelling as viewed from the east (Source:
Application).

Figure 6: Drawing of the garage/carport and existing dwelling as viewed from the north (Source:
Application).

Figure 7: Drawing of the garage/carport and existing dwelling as viewed from the south (Source:
Application).

11.

Land use consent is required as the existing water tank and garage breach the setback
standards of the Rural Zone and because all new buildings in the Coastal Protection Area
require consent. In October 2020, the South Taranaki District Council informed the applicant
that the unconsented garage and another unconsented structure to the rear of the garage
either required retrospective consent or would need to be removed.

5
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Evaluation
Status of the application
12.

The property is located within the Rural Zone and the Coastal Protection Area (Figure 8). Tai
Road is identified as an ‘other’ road.

Figure 8: Special Map 02.

13.

Both the garage and the water tank are considered as buildings under the District Plan. The
application considered the water tank to be a structure. Based on the dimensions provided,
the tank is a building for the purpose of the District Plan.

Rural Zone
14.

In the Rural Zone, residential activities and the construction, alteration of, addition to,
removal and demolition of buildings and structures for any permitted activity are a
Permitted Activity under Rule 3.1.1, provided the Performance Standards in Section 3.2 and
all other Sections of the District Plan are met. The following Performance Standards are
relevant to this application:


3.2.2 Bulk and Location

6
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15.

The garage/carport and water tank do not comply with performance standard 3.2.2(a)
relating to the bulk and location of buildings. The garage/carport will be setback 2.5 m from
the road boundary instead of the required minimum of 10 m. The water tank is setback 1.5
m from the road and site boundary instead of 10 m from a road boundary and 5 m from any
other site boundaries required for a building. For these reasons, the application is
considered as a Restricted Discretionary Activity under Rule 3.1.1(a) which states:
Unless listed elsewhere in the District Plan, any permitted activity listed in Section 3.1.1
which does not meet one or more of the performance standards in Section 3.2.

Coastal Protection Area
16.

In the Coastal Protection Area, all new buildings and structures require resource consent.

17.

As the site is entirely located within the Coastal Protection Area and the proposed buildings
do not exceed 50 m2, the application requires a resource consent as a Restricted
Discretionary Activity under the Natural Environment Rule 17.1.3(a)(ii) which states:
New buildings or structures up to 50 m2 in gross floor area and with a height of no more than
5 m.

18.

As the garage is proposed to be relocated, extended and connected to the existing dwelling
with a carport, the proposal is further considered as a Restricted Discretionary Activity under
Rule 17.1.3(a)(i) which states:
External additions or alterations to an existing building or structure that increase the gross
floor area.

Conclusion
19.

As such, the land use is considered a Restricted Discretionary Activity under Rules 3.1.3(a)
and 17.1.3(a).

20.

The full text of the relevant rules, performance standards, and matters of discretion is given
in Appendix 1 to this report.

Notification
21.

Sections 95A and 95B of the Resource Management Act 1991 (RMA or the Act) provide the
process by which an application’s notification pathway is determined. The proposal has
been assessed against sections 95A and 95B (refer Appendix 2) and it has been determined
that limited notification of the application is required. The notification report was approved
on a limited notified basis on 15/03/2021.

22.

The proposed land use is considered as a Restricted Discretionary Activity due to the
buildings being located within the Coastal Protection Area and breaching the Rural Zone
setbacks standards.

Public notification (95A)
23.

The application does not require full public notification on the basis that the application
does not meet the criteria contained within s95A. An assessment has been carried out under
s95D, and it is considered that:

7
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The proposed native mitigation planting, low-profile design and colour schemes will
sufficiently mitigate any potential effects on visual amenity beyond sites adjacent to
the proposal. The residual effect on visual amenity will be no more than minor subject
to conditions of consent pertaining to mitigation planting, design, and colour of the
buildings.



The proposed garage and tank in the front yard will increase the bulk on a residentialsized section within a rural coastal landscape. However, following subdivision the
landscape character of this area has been modified. The surrounding sections are
residentially sized; hence the character and built form of the area is arguably closer to
a residential than rural level.



The location of the buildings on the street-facing side of the dwelling helps to mitigate
the potential effects of the building bulk on the coastal landscape. Due to the location
of the existing dwelling within the site and the proposed mitigation planting along the
southern boundary the garage and tank will likely not be visible from the Council
reserve and beach.



The additional native planting will enhance local biodiversity and mitigate landscape
effects. It will visually connect the site to the nearby SNA and ONFL to the north,
without directly affecting them. Therefore, the actual and potential landscape effects
of this Application are minor and can be mitigated through the proposed measures.

Limited notification (s95B)
24.

The proposal meets the criteria in section 95B(8) regarding affected parties. An assessment
has been carried out under s95E, and it is considered that:


The buildings would likely generate some level of adverse effects off site that are minor
or more than minor, given that the garage/carport contravenes, and the water tank
would contravene the Rural Zone setback rules. However, the nature of the noncompliance means that adverse effects would dissipate reasonably quickly with
distance from the site.



The owners of the properties at 285 and 287 Tai Road across the road are considered
affected regarding the feeling of spaciousness through the front yard reduction. They
would also be looking directly at the garage/carport and tank, which may affect their
perspective on the amenity. The proposed additional planting will mitigate this effect.



The owners of the property at 286 Tai Road could experience a further reduction of the
feeling of spaciousness since the water tank is infringing, and the garage/carport would
infringe their northern boundary. Of note, the existing consented dwelling is setback
2.5m from the southern boundary of the subject site, so there is an existing consented
infringement of that boundary.



Taranaki Iwi are recognised as mana whenua of this area, however, there are no
statutory acknowledgements within or near the subject site. The coastal marine area in
this region is acknowledged by the Crown as having a particular cultural, spiritual,
historical, and traditional association with Taranaki Iwi, therefore in accordance with
section 95E(c) this Iwi would be affected by the proposal. Taranaki Iwi also hold mana
whenua over the land and share the responsibility of kaitiakitanga for both the land and
8
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waterbodies. The applicant has not provided any affected party approvals or consulted
with Taranaki Iwi prior to submitting the application. Accordingly, the applicant has
requested that the application be limited notified to Taranaki Iwi.


The Department of Conservation is affected by the closeness of the proposal to the
SNA. The applicant has requested that the application be limited notified to the
Department of Conservation.

25.

It is considered that overall, the effects of the activity on the owners of the adjacent
properties at 285, 286, and 287 Tai Road, Taranaki Iwi, and DoC are minor or more than
minor and that there are affected persons in accordance with section 95E.

26.

Limited notification letters were sent out to the following affected parties on 15 March
2021.






Owner(s) of 286 Tai Road, Ōaonui (1193039020)
Owner(s) of 285 Tai Road, Ōaonui (1193039040)
Owner(s) of 287 Tai Road, Ōaonui (1193039039)
Department of Conservation
Taranaki Iwi

Submission summary
27.

Submissions closed on 16 April 2021. One submission was received from Dr. Paul Winton,
the Trustee for the property at 286 Tai Road located to the south of the subject site.

28.

The submitter raises historical issues with the applicant Daniel Donaldson regarding the
purchase of 284 Tai Road in 2017 and subsequent placement of a dwelling in proximity to
their shared boundary. The submitter expresses that their opposition to any structures
within 5 m of the boundary is in keeping with this.

29.

The submitter states that the tank likely sits above 2 m, and not at 1.915 m as argued in the
application.

30.

The submitter disagrees that the tank blends in with the surrounding vegetation. The
submitter considers it is a large tank set at ground height in an otherwise pristine
environment.

31.

The submitter considers the proposed carport with the garage at the end will be closer to
the road than any other structure along this stretch of Tai Road and will thus not be in
keeping with the neighbourhood.

32.

The submitter believes that the proposed planting will be inadequate to visually shield the
tank from the road and the property to the south. The submitter notes that the covenants
prohibit vegetation higher than 3 m above the highest point on the land.

33.

The submitter supports the following:
 the addition of a carport (i.e. a simple roof structure)
 mitigation planting along the southern and eastern boundaries
 the removal of the garage from its current location
 the removal of the extension which attached to the fence from its current location
9
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34.

The submitter opposes the following:
 the retention or construction of any structure within 5m of their shared boundary
including the water tank unless fully buried
 the addition of the garage to the east of the proposed carport ie. between the carport
and the road.

35.

The submitter requests the following:
 That the existing unconsented garage and extension which attaches to the fence are not
given approval in their current location, and that they be removed from their current
location.
 That Council decline consent for the water tank in its current location, and that the tank
be removed. The submitter is suggesting that the tank might be moved to the north of
the home, or be buried but not in the current location as this could undermine
foundations of future structures to the south.
 That the tank be surveyed to ascertain its actual height if the height is relevant for any
decision.
 That the area to the south and east of the house on the subject site be planted with high
density karo and coprosma, or similar, which will form a hedge and visually occlude any
structure permitted by Council.
 That Council monitors and enforces the mitigation planting outcomes over time.

36.

The submitter wishes to be heard in support of their submission.

37.

I address the submitter’s concerns in my assessment of the proposal in sections that follow.

Reasons for the application to be heard
38.

Under the Governance Terms of Reference for the Environment and Hearings Committee,
the primary role of the Committee is to oversee the Council’s obligations under the Resource
Management Act 1991. The Committee has delegated authority to hear and decide resource
consent applications and where the Group Manager Environmental Services considers that
there are potential community effects and/or policy implications in respect of the District
Plan. The Committee also has delegation to hear and decide resource consent applications
that have a retrospective component or have received submissions through the notification
process.

39.

The current resource consent application is both subject to submissions and involves a
retrospective component and therefore the application is required to be heard and decided
by the Committee.

40.

The submitter Dr. Paul Winton requested to be heard in support of his submission.

Whaiwhakaaro me ngā aromatawai / Assessment of the Application
Statutory Requirements
41.

Sections 104 and 104C of the Act collectively outline the process for determining a resource
consent application for a Restricted Discretionary Activity. Section 104 states that the
consent authority must have regard to:

10
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(a) any actual and potential effects on the environment of allowing the activity; and
(ab) any measure proposed or agreed to by the applicant for the purpose of ensuring
positive effects on the environment to offset or compensate for any adverse effects on the
environment that will or may result from allowing the activity; and
(b) any relevant provisions of —
(i)
a national environmental standard:
(ii) other regulations:
(iii) a national policy statement:
(iv) a New Zealand coastal policy statement:
(v) a regional policy statement or proposed regional policy statement:
(vi) a plan or proposed plan; and
(c) any other matter the consent authority considers relevant and reasonably necessary to
determine the application.
42.

Section 104C specifies that the authority may grant or refuse the application and, if it grants
consent, may impose conditions under section 108 of the Act but only for those matters
over which a discretion is restricted in national environmental standards or other
regulations, or it has restricted the exercise of its discretion in its plan or proposed plan.

43.

The actual and potential effects of the proposal would relate broadly to landscape values,
and visual amenity. These have been discussed further below.

South Taranaki District Plan
44.

The South Taranaki District Plan is the main document that sets the framework for managing
land use and development within the District. The Plan was publicly notified on 15 August
2015, decisions on submissions were publicly notified on 5 November 2016, and it became
fully operative following resolution of appeals to those decisions on 22 January 2021. This
application was lodged with the Council on 15 December 2020, prior to the Plan becoming
fully operative; nevertheless, as the provisions pertaining to this application had progressed
beyond the point of being subject to appeal, they were treated as operative (per section 86F
of the Act).

45.

The Plan includes objectives, policies, rules and performance standards that control how
land is subdivided and developed. The land is located within the Rural Zone and the Coastal
Protection Area and therefore the following objectives and policies are considered relevant
to the application in guiding the consideration of, decision on, and any conditions applied –
should consent be granted:

Section 2.1 Rural Zone
Objectives
2.1.3
To ensure that subdivision, land use and development in the rural environment is of a
nature, scale, intensity and location that maintains and, where appropriate, enhances
rural character and amenity values.

11
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Policies
Rural Amenity and Character
2.1.9

Ensure that new land use activities are of a nature, scale, intensity and location consistent
with maintaining the character and amenity of the rural environment, and avoids or
mitigates potential reverse sensitivity effects.

Land Use Activities
2.1.11

Provide for the establishment and operation of new non-farming activities and the
ongoing operation of existing lawfully established activities which are compatible and /
or associated with farming activities in the rural environment, provided they avoid,
remedy or mitigate adverse effects.

Section 2.15 Coastal Environment
Objectives
2.15.3 To preserve the characteristics and qualities that contribute to natural character, and
protect natural features and landscapes and historic heritage, in the coastal environment
from inappropriate subdivision, use and development.
Policies
2.15.8 Identify a Coastal Protection Area to recognise the extent and characteristics of the
coastal environment, including:
(a) Areas where coastal processes, influences or qualities are significant.
(b) Areas at risk from coastal hazards.
(c) Coastal vegetation and the habitat of indigenous coastal species.
(d) Elements and features that contribute to the natural character, landscape, visual
qualities or amenity values.
(e) Items of cultural and historic heritage; and
(f) Physical resources and built facilities, including infrastructure, that have modified
the coastal environment.
2.15.9

Preserve the natural character of the coastal environment and protect it from
inappropriate subdivision, use and development by:
(a) Avoiding adverse effects of activities on the characteristics and qualities that
contribute to natural character in areas of the coastal environment identified as
having outstanding natural character; and
(b) Avoiding significant adverse effects and avoiding, remedying or mitigating adverse
effects of activities on the characteristics and qualities that contribute to natural
character in all other areas of the coastal environment.

2.15.10 Manage the scale, location and design of subdivision, use and development in the coastal
environment and determine its appropriateness based on:
(a) Recognising the characteristics and qualities that contribute to natural character,
natural features and landscape values of the coastal environment, and their location
and distribution.
(b) Recognising the extent of existing modification of natural character and likely
potential modification of natural character as a result of the proposed activity.

12

16

Extraordinary Environment and Hearings Committee - Land Use Consent Report

2
(c) Whether or not the activity protects areas of significant indigenous vegetation or
significant habitats of indigenous fauna.
(d) Whether or not the activity avoids adverse effects on the characteristics and
qualities of identified areas of outstanding natural character or outstanding natural
landscapes/features.
(e) Whether or not the activity protects of historic heritage or cultural values including
those of significance to Tāngata Whenua.
(f) Whether or not the activity has a functional need to be located in the coastal
environment.
(g) Whether or not the activity avoids, remedies or mitigates the actual or potential
adverse effects on open space, visual amenity and landscape values, recreation
opportunities, or other qualities and values of the coastal environment.
Section 2.16 Natural Features and Landscapes
Objectives
2.16.4 To recognise the qualities and values of other important natural features and landscapes
and have regard to their values when undertaking new subdivision, use and
development.
Policies
2.16.5 Protect natural features and landscapes of the coastal environment from inappropriate
subdivision, use and development by:
(a) Avoiding adverse effects of activities on the qualities and characteristics that
contribute to the values Outstanding Natural Features/Landscapes in the coastal
environment; and
(b) Avoid significant adverse effects and avoiding, remedying or mitigating other
adverse effects of activities on the qualities and characteristics that contribute to
the values of other natural features and natural landscapes in the coastal
environment.
Section 2.17 Indigenous Biodiversity
Objectives
2.17.3 Protect areas of significant indigenous vegetation and significant habitats of indigenous
fauna from inappropriate subdivision, use and development.
2.17.4

The maintenance and enhancement of indigenous biodiversity through the protection,
enhancement and restoration of indigenous habitats and indigenous vegetation.

Policies
2.17.8 Avoid significant adverse effects, and avoid, remedy or mitigate other adverse effects of
subdivision, use and development in the Coastal Protection Area on:
(a) Areas of predominantly indigenous vegetation, or
(b) Indigenous habitats and ecosystems, important for indigenous species, which are
particularly vulnerable to modification, particularly coastal herbfields, wetlands and
coastal dunes.
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Section 2.19 Natural Hazards
Objectives
2.19.2 The risks and adverse effects from natural hazards on people, property and the
environment are avoided or mitigated.
2.19.3

Subdivision, use and development do not create, worsen, displace or increase the
severity of natural hazards.

Policies
Coastal Erosion and Inundation
2.19.12 Manage subdivision, development of buildings, and structures within the Coastal
Protection Area on land which may be susceptible to coastal erosion or the effect of sea
level rise unless the activity can demonstrate:
(a) There will be significant community benefit.
(b) There is a functional requirement for the proposed location.
(c) It is relocatable; or
(d) That it will not increase the susceptibility of other nearby properties to natural
hazards.
2.19.13 Recognise that natural defences against coastal hazards include beaches, estuaries,
wetlands, intertidal areas, coastal vegetation, dunes and barrier islands.
2.19.14 Provide where appropriate for the protection, restoration or enhancement of natural
defences that protect coastal land uses or sites of significant biodiversity, cultural or
historic heritage or geological value, from coastal hazards.
46.

The objectives for the Rural Zone seek to ensure that activities in the rural environment are
compatible with rural character and amenity values and do not affect the efficient and
effective functioning of rural activities.

47.

The policies seek to ensure that land use activities and development in the rural
environment are compatible with rural character and amenity values. Controls on bulk and
location seek to ensure rural character and privacy is maintained and avoid reverse
sensitivity conflicts. New non-farming activities and existing lawfully established activities
that are compatible with farming activities are provided for, however, adverse effects need
to be avoided or mitigated. Provision is to be made for services, recognising the rural nature
of the environment.

48.

The rules pertaining to activities in the Rural Zone are given within section 3 of the District
Plan, which in terms cross-references other parts of the Plan as appropriate to the
application.

49.

As a Restricted Discretionary Activity, consideration is limited to the matters of discretion
outlined in the Plan. When considering the effects of buildings not meeting one or more
performance standards in Section 3.2, the Plan restricts Council’s discretion to the following
matter under Rule 3.1.3(a):
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(h) Avoiding, remedying or mitigating of actual or potential effects deriving from noncompliance with the particular performance standard(s) that is not met, except where
specifically identified in other rules below.

50.

The objectives for the Coastal Environment seek to protect the characteristics that contribute
to natural character and landscape of this environment from inappropriate development.

51.

The Coastal Environment policies provide for the recognition of the extent and
characteristics of the coastal environment through identifying a Coastal Protection Area. It
is intended that adverse effects on such characteristics be avoided, remedied, or mitigated
to preserve the natural character of the coastal environment from inappropriate use and
development as reflected in Policy 2.15.9. Policy 2.15.10 sets out criteria for determining
whether the scale location, and design of use and development in the coastal environment
is appropriate.

52.

When considering the effects of new buildings in the Coastal Protection Area not exceeding
50m2 and a height of 5m, and external additions or alterations to an existing building or
structure that increase the gross floor area, Council restricts its discretion to the following
matters under Rule 17.1.3(a):
(i)
Whether there is a functional requirement for the activity to be located within the
coastal environment.
(ii) Effects on the natural character and landscape values, indigenous vegetation and
fauna, visual amenity, open space, and historical and cultural values, and quality of
the coastal environment, and proposed mitigation measures to reduce adverse effects.
(iii) Risks from natural hazards, including whether the activity would accelerate or worsen
natural hazard risks.

53.

The objectives for indigenous biodiversity seek to protect areas of significant indigenous
vegetation and habitats from inappropriate use and development, and to enhance
indigenous biodiversity, for instance, through habitat restoration.

54.

The relevant policy for indigenous biodiversity sets out that significant adverse effects be
avoided, and other adverse effects of use and development on indigenous vegetation,
habitat and ecosystems within the CPA be avoided remedied or mitigated.

55.

The objectives and policies for Natural Hazards seek to mitigate the risk of natural hazards
on people, property and the environment, as well as ensure that development does not
exacerbate the severity of natural hazards.

56.

The main issue with regard to this application relate to the effects of the non-compliance
in terms of setbacks from the site boundaries. The objectives and policies in the Plan seek
to ensure that the proposed buildings and structures would enable:
 Would not adversely affect the character and amenity values associated with the rural
environment.
 Would not result in incompatible land uses that affect the effective and efficient
functioning of rural based activities.

Location of the Proposed Buildings and Structures

57.

The District Plan recognises that the rural environment has been, and continues to be used,
predominantly for productive purposes – such as dairy farming and other complementary
rural activities. These ‘traditional’ rural activities have shaped the character and amenity of
15
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rural areas, resulting in attributes such as a productive, working landscape, with
predominance of vegetation over built form and low population density. Buildings and
structures vary in form and are generally practical in nature, representing the functional
needs of the land use. Services are provided on-site and there is a general lack of
infrastructure – such as footpaths and streetlights.
58.

The above description is one for the Rural Environment generally rather than being one
which is based on the locality of the subject site. In this regard, and as further addressed
below regarding landscape and character, the subject site presents a more unique situation.

59.

The subject site is located within an enclave of residential-sized lots, hence the built intensity
of the settlement is arguably closer to an urban than rural level.

60.

As the activity is within an existing subdivision, it is not considered to be incompatible with
farming activities in the wider rural environment.

Landscape values and natural character

61.

The site is not located within an ONFL or SNA, it has no outstanding natural character and
no known historical values. There is another property separating the subject site from the
ONFL and SNA to the north, and it is considered that the proposal will not affect the ONFL
and SNA.

62.

The landscape values and naturalness of the area have already been affected by the Tai
Road subdivision development, and the existing dwelling. Since the proposed buildings are
located on the road-facing side of the dwelling, I consider that they will have a no more than
minor adverse effect on the values associated with this coastal landscape.

63.

The proposed building design and colour, and native planting will mitigate visual effects on
the landscape and help the buildings and structures blend into the surrounding
environment.

Character and Amenity

64.

The Plan outlines the factors that contribute to, and the values associated with, rural
character and amenity. These include landscape and scenic values, individual privacy, open
rural outlook and open space, the prevalence of vegetation over built form, ease of access,
clean air, unique odours, overall quietness – essentially values associated with a more
diffuse level of development than found in urban areas and supporting a productive
environment. The Plan outlines that buildings are typically low with generous setbacks from
external property boundaries and do not dominate the open space qualities of the rural
environment. Accordingly, in assessing the effects of the proposal on the environment, the
effects on these values need to be considered.

65.

The area surrounding the site has already been modified through the subdivision
development which resulted in buildings with setbacks from boundaries that are less than
expected in a productive rural environment. I note that the existing consented dwelling is
setback 2.5 m from the southern boundary of the subject site, so there is an existing
consented infringement of that boundary.

66.

The proposed buildings breach the Rural Zone setback standards. The required setbacks are
10m from the road boundary and 5m from other site boundaries. The garage will be located
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2.5 m from the road boundary. The tank is located 1.5 m from both the road boundary and
the southern site boundary.
67.

Whilst the non-compliances would have adverse effects on the visual amenity of the
surrounding area through increased building bulk within the subject site, I disagree with the
Submitter who considers the surrounding environment to be pristine. As the surrounding
area is already developed for residential use, the current proposal is considered appropriate
in this location and does not significantly change the existing character. The overall effect
from the proposal on character is considered minor.

68.

I agree with Dr Winton that the extension which attaches to the fence should be removed
and the garage moved away from the southern boundary, as is proposed in the application.
This will reduce the infringement of the southern boundary.

69.

I partly agree with Dr Winton’s comment that in its proposed new location the garage will
likely be closer to the road than other structures along this section of Tai Road. However, I
consider that the effects are low and can be adequately mitigated through landscaping. I
acknowledge that the degree to which planting will effectively mitigate effects on visual
amenity will depend on the species used, the plant density, and the minimum height of the
plants once matured.

70.

I partly agree with Dr Winton that as regards the southern boundary the tank can likely not
be fully shielded through planting given the relatively narrow 1.5m gap between the pallet
fence and the tank. Of note, the height of the tank does not infringe the relevant
performance standards, however, it is acknowledged that its proximity to the shared
boundary combined with its height in relation to the fence have a visual effect on the
property to the south. It is considered that partially burying the tank in its existing location
to a depth where the top of the tank does not exceed the fence height is appropriate to
mitigate visual effects on the property to the south. This will also reduce the bulk on the site
as viewed from the road. To this effect, it is recommended that the surveying of the tank
and fence, and the partial burying of the tank be conditioned, if consent is granted.

71.

The proposed mitigation measures, including the native planting along the infringed eastern
and southern boundaries, low-profile design, and colour scheme, will adequately mitigate
adverse effects on landscape values, character and visual amenity of the area. There will
likely be a positive effect from the mitigation planting, particularly once it is well established
and mature.

72.

It is recommended that, should consent be granted, conditions be imposed regarding the
timing, species selection, and maintenance of the mitigation planting. It is also
recommended that a condition be imposed ensuring that the low impact design and colour
be implemented and works carried out in general accordance with the application and
proposed landscape plan.

73.

With regard to Dr Winton’s submission point on monitoring the planting outcomes, I note
that Council monitoring of consent conditions is part of due process.
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Location of the proposed buildings and structures within the coastal environment

74.

There is a functional requirement for the buildings and structures to be located within the
CPA, as they are ancillary to the use of the property for residential purposes. Since the entire
property is located within the CPA, a location for the garage/carport and water tank outside
the CPA would not be practical or functional.

Natural Hazards

75.

The two non-habitable buildings would likely not worsen natural hazard risk. The property
is separated from the coastal marine area by a local purpose reserve. The two buildings will
be located on the road-facing side of the property, rather than on the seaward side which
will reduce the potential impacts from coastal hazards. The buildings could be relocated if
increased risk from sea level rise and coastal erosion makes it necessary in the future. It is
considered that the garage/carport could be unbolted from the concrete slab and both parts
moved separately. The tank sits on dirt and could be moved. Therefore, there is not
considered to be a significant increase in risk from natural hazards on the new buildings and
structure, and the proposal is unlikely to increase the severity of natural hazards.

76.

Soil disturbance associated with the extension of the carport/garage will be temporary in
nature. The proposed building will occupy the disturbed area and will likely reduce the
potential for erosion once finished.

Part II of the RMA
77.

Part 2 of the Act sets out the purpose and principles of the Act, the matters of national
importance, and other matters to which all persons exercising functions and powers under
the Act must have regard or take into account. Section 104 specifically makes consideration
of an application subject to Part 2, although a recent decision from the Court of Appeal
(subsequently further considered in a number of decisions by the Environment Court) has
addressed the need to refer to Part 2 in assessing an application for consent under section
104.

78.

The Court of Appeal decision found that in circumstances where it is clear that a plan has
been prepared “having regard to Part 2 and with a coherent set of policies designed to
achieve clear environmental outcomes”, then a genuine process should be to implement
those policies in the evaluation of a resource consent application. “Reference to Part 2 in
such a case would not likely add anything”. Further, it could not “justify an outcome contrary
to the thrust of the policies”.

79.

If a plan that has been competently prepared under the Act, it may be that in many cases
the consent authority will feel assured in taking the view that there is no need to refer to
Part 2 because doing so would not add anything to the evaluative exercise.

80.

The Court of Appeal did not consider that King Salmon prevents recourse to Part 2 in the
case of applications for resource consents but that genuine consideration and the
application of relevant plan considerations may leave little room for Part 2 to influence the
outcome.
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Other Section 104 Matters
National Environmental Standards
81.

With regard to National Environmental Standards, the applicant has given specific
consideration to the Resource Management (National Environmental Standard for Assessing
and Managing Contaminants in Soil to Protect Human Health) Regulations 2011 (NESCS).
The NESCS applies when a person wants to remove a fuel storage system, sample the soil,
subdivide or change the use of a piece of land that is, has been (or more likely than not) had
an activity described in the HAIL1.

82.

The site is not registered on the Taranaki Regional Council Register of Selected Land Uses
and a review of aerial photography shows the land in pasture, with the wider area being
cleared of bush and drained around the 1970’s. As such, it is considered that the NESCS does
not apply to this application.

New Zealand Coastal Policy Statement (NZCPS)
83.

The proposal is located within the Coastal Protection Area and therefore the Coastal
Environment. As such, the NZCPS 2010 is a relevant consideration under s104(b). The
pertinent objectives and policies of the NZCPS 2010 relating to the proposal are as follows:
 Objective 2: Natural Character
 Objective 3: Treaty of Waitangi
 Objective 5: Coastal hazard risks
 Objective 6: Providing for social, economic, cultural wellbeing and health and safety
 Policy 2: The Treaty of Waitangi, tangata whenua and Māori heritage
 Policy 6: Activities in the coastal environment
 Policy 13: Preservation of natural character and landscape values
 Policy 25: Subdivision use and development in areas of coastal hazard risk

84.

Of note, the Operative District Plan has been development to give effect to the NZCPS 2010.
Notwithstanding the relevant policies are addressed below.

85.

Policy 2 recognises the traditional and cultural relationship tangata whenua have with the
coastal environment and the importance to incorporate, with the consent of tangata
whenua, mātauranga Māori and tikanga, and iwi management plans in the consideration of
resource consent application.

86.

The proposal is within the rohe of Taranaki Iwi who have been served limited notification of
this application and no submission was received. It is acknowledged that only tangata
whenua can assess any effects this application may have on their cultural values. The
Environmental Management Plan of Taranaki Iwi is considered later in this report.

87.

Policy 6 recognises the role of various activities and land uses in the coastal environment
and of particular relevance to the application at hand, focuses on encouraging development
that maintains the existing built environment with further recognition that built character
changes.

1

Ministry for the Environment - Hazardous Activities and Industries List (HAIL): October 2011
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88.

Policy 6 further promotes setting development back from the coastal marine area and water
bodies to protect natural character, open space, public access and amenity values of the
coastal environment. The proposal is considered consistent with Policy 6 given the location
of the proposed buildings and structures on the road-facing side of the existing dwelling, the
low-profile design and colouring of the garage and carport, and associated native mitigation
planting proffered by the applicant.

89.

Regarding Policy 13 there is direction for avoiding adverse effects on natural character in
areas of the coastal environment with outstanding natural character. In all other areas of
the coastal environment significant adverse effects need to be avoided, remedied or
mitigated.

90.

There are no significant adverse effects generated from the proposal that would impact on
this existing level of natural character in this locale. The proposal is not located in an area
with recognised outstanding natural character. The site is within an existing development
of residential size lots, hence the natural character of the area has been modified previously.
The site is located outside any ONFL and SNA. Notably, SNA 5 and ONFL 3 located north of
the site will not be affected by this proposal.

91.

Policy 25 addresses matters of coastal hazard risk with a focus on avoiding increasing risk of
social, environmental and economic harm from coastal hazards and redevelopment which
would increase the risk of adverse effects from coastal hazards. Policy 25 of the NZCPS 2010
has been implemented through the South Taranaki District Plan. As the garage, carport and
tank are non-habitable buildings and structures ancillary to the existing residential use of
the property, it is considered that the proposal is consistent with the policy as they will not
generate any coastal hazards or risk.

Taranaki Regional Policy Statement
92.

District Plans are required to give effect to Regional Policy Statements and not be
inconsistent with Regional Plans. The Proposed South Taranaki District Plan includes
objectives and policies and methods to give effect to the Regional Policy Statement for
Taranaki, as outlined earlier in this report. Overall, it is considered that the proposal would
be consistent with the relevant Objectives and Policies in the District Plan.

Taiao Taiora – Iwi Environmental Management Plan for the Taranaki Rohe
93.

Section 104(1)(c) of the Act requires that the consent authority must, subject to Part 2, have
regard to any other matters that the consent authority considers relevant and reasonably
necessary to determine the application.

94.

Taiao, Taiora is the Environmental Management Plan prepared by Te Kāhui o Taranaki (the
Taranaki Iwi Trust). The plan is a guide for Iwi and the wider community of the values of
environment and how Iwi values should be taken into account in land use and development.
Given the location of the proposal, Taiao, Taiora is a relevant consideration under RMA
s104(1)(c).

95.

The following objectives and policies are considered relevant to the current proposal:
 Objective 11.2.2.8 The natural character of the coastal margins will be protected from
inappropriate use and development
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Policy 11.2.3.13 Taranaki Iwi does not support new subdivision and development within
the Coastal Environment outside the current boundaries of established settlements that:
i.
restricts whānau access to the coast and important sites;
ii.
puts more people at risk from natural hazards;
iii.
is inconsistent with the design and development principles in Policy 11 above;
iv.
will lead to a degradation of the important cultural and environmental values
associated with the coast and the location of the proposed development; and
v.
requires coastal protection works, such as sea walls, that will impact on the natural
coastal processes.

96.

With regard to Taiao, Taiora, the proposal is unlikely to affect the natural character of
coastal margins, as the site and surrounding area are already developed for residential
purposes. The proposed non-habitable buildings and structures will be located away from
the coastal margin on the road-facing side of the existing dwelling and will be shielded using
native plants, which reduces any visual effects on natural character that may arise from the
proposal.

97.

It is noted that Taranaki Iwi were served limited notification of this proposal and have not
submitted.

Whakakapia / Conclusion
98.

Nos D Lanod Trust have applied for a retrospective land use consent to retain the existing
garage and tank, and land use consent to construct a carport. The proposed land use is
considered as a Restricted Discretionary Activity as the buildings infringe the required
boundary setbacks and are located in the Coastal Protection Area.

99.

The effects of the proposal have been considered; in particular, effects on the character and
amenity of the area. Consideration has also been given to the landscape and natural values
of the wider landscape. Overall, it is concluded that adverse effects of the land use can be
mitigated through the imposition of appropriate conditions of consent.

100. Therefore, it is recommended that the application be approved, subject to the
recommended conditions and advice notes.

Taunakitanga / Recommenda on(s)
THAT the Environment and Hearings Committee:
Grant consent to Nos D Lanod Trust to retain an unconsented tank and an unconsented garage,
and construct a new carport within the Coastal Protection Area on the property at 284 Tai Road,
Ōaonui, (Lot 7 DP 355076), in accordance with Sections 104, 104C, & 108 of the Resource
Management Act 1991. This land use consent provides for:




The tank to be retained at 1.5 m from the southern (side) boundary and 1.5 m from the eastern
(road) boundary;
The garage to be relocated to be a minimum of 2.5 m from the eastern (road) boundary; and
The erection of a carport.
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For the following reasons:
1.

The effects on the landscape, character and amenity have been considered in the context
of the locality and existing residential development along this section of Tai Road. Overall,
the adverse effects were found to be minor.

2.

There is a functional requirement for the proposed buildings and structures to be located
within the Coastal Protection Area, as the entire site is located within the CPA and the
proposed buildings and structures are ancillary to the existing residential use of the
property.

3.

The proposed buildings and structures are non-habitable and are located in the road-facing
portion of the site east of the existing dwelling. Therefore, they are unlikely to increase
coastal hazard risk and can be removed facilitating a managed retreat in the face of coastal
erosion.

4.

Any actual or potential effects, and in particular those on adjacent properties, can be
adequately mitigated through the partial burying of the tank, mitigation planting, and the
design and colour of the proposed buildings and structures.

5.

The activity would be consistent with the relevant objectives and policies of the New
Zealand Coastal Policy Statement and the District Plan.

Subject to the following conditions:
1.

That the activity is undertaken in general accordance with details and plans provided to the
South Taranaki District Council (“the Council”) as part of the resource consent application.

2.

That the colour of the roof of the carport shall match the colour of existing roof structures
on site as approved under RML17051.

Burying of the tank
3.

That no later than three months following the decision date the consent holder shall bury
the water tank to a height lower than the height of the fence along the shared boundary
with 286 Tai Road (Lot 8 DP 355076).

4.

That the height of the tank and the southern boundary fence be confirmed by a registered
surveyor and proof be provided to Council.

5.

Any earthworks undertaken on site shall employ the best practical means of minimising the
escape of silted water or dust from the site.

Advice notes:
a.

The consent holder shall ensure that the structural integrity of the tank is maintained when
it is buried, and should consider any ground bearing capacity / surcharge loads.
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b.

c.

Under section 17.1.1(a)(xvi) of the District Plan, earthworks not exceeding 1m (cut or fill)
measured vertically are permitted within the Coastal Protection Area. Earthworks exceeding
this would require resource consent.
Archaeological Discovery Protocols apply to the unexpected recovery of artefacts or
archaeological material encountered during earthworks undertaken as part of this project.
In the event that archaeological material is encountered during this project the
archaeological evidence will most likely relate to prehistoric or historic Maori occupation.
Such evidence is expected to take the form of shell; bone; charcoal or cracked rock; artefacts
including intact or partial stone implements; flaked stone; and obsidian; or in-filled pits
and/or earthworks.

Landscaping and planting
6.

That no later than three months following the decision date a landscaping plan for the
eastern and southern boundary shall be submitted to, and approved by, the Group Manager
Environmental Services (or nominee). The plan shall include:
i. The location of planting in general accordance with the annotated Site Plan provided
as further information to Council on 28/01/2021.
ii. Suitable, hedge-forming, locally sourced indigenous coastal species that grow to a
minimum of 1.8m for the area in 5(i).
iii. Numbers and plant spacing of plants.
iv. Size of plants at installation.
v. Timeframe of planting.
vi. Preparation and maintenance methods.

7.

That planting shall be undertaken in accordance with the landscaping plan prepared under
condition five within the first planting season following the approval of the landscape plan.

8.

That planting carried out under condition 5 shall be maintained in good condition at all times
at the consent holder’s cost for the duration of the activity. Any dead or damaged plants
shall be replaced with the same or similar native species at the soonest planting season.

Advice note:
a.

This consent is granted in respect to the rules and performance standards of the South
Taranaki District Plan. It does not preclude the need for the developer to comply with any
requirements of any land covenant or other instrument registered against the Record of
Title for the property. The site is subject to a private land covenant which requires that
vegetation must not exceed a maximum of 3m in height above the highest point of the land.

[Seen by]
Kim Wölper

Liam Dagg

Kaimahere Whakawhiti Whakaaro /
Consultant Planner

Kaiarataki Taiao /
Group Manager Environmental
Services
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Appendix 2
Operative District Plan Requirements
Section 2 Objectives and Policies
Section 2.1: Rural Zone
Objectives
2.13 To ensure that subdivision, land use and development in the rural environment is of a nature,
scale, intensity and location that maintains and, where appropriate, enhances rural character and
amenity values.
2.14 To enable the efficient and effective functioning of farming and rural based activities, and
ensure that activities are not inhibited by adverse effects of new incompatible land uses.
Policies
2.1.8 Manage the adverse effects of noise, vibration, odour, dust, traffic, glare and other nuisances
from land use activities and development through relevant performance standards and appropriate
spatial buffers and setback requirements for specific activities.
2.1.9 Ensure that new land use activities are of a nature, scale, intensity and location consistent with
maintaining the character and amenity of the rural environment, and avoids or mitigates potential
reverse sensitivity effects.
2.1.11 Provide for the establishment and operation of new non-farming activities and the ongoing
operation of existing lawfully established activities which are compatible and / or associated with
farming activities in the rural environment, provided they avoid, remedy or mitigate adverse effects.
2.1.13 Reduce obtrusive built elements in the rural environment by integrating building location and
design with the surrounding landform and landscape qualities, while recognising that the location and
design of some buildings, and infrastructure is influenced by their function and/or resource
constraints.
2.1.14 Avoid, remedy or mitigate adverse effects on rural privacy and rural character in the Rural Zone
by maintaining road and site boundary setbacks for all buildings, while recognising that the degree of
privacy and rural spaciousness is different in areas comprising existing smaller rural-residential lots.
Section 2.7: Tāngata Whenua
Objectives
2.7.6 To recognise and provide for the relationship of Tāngata Whenua and their culture and
traditions (including mauri) with land, water, sites and areas of cultural and spiritual significance, wāhi
tapu and other taonga.
2.7.7 To protect sites and areas of cultural and spiritual significance to Tāngata Whenua from the
adverse effects of inappropriate subdivision, use, and development of resources.
2.7.9 To provide Tāngata Whenua with opportunities to participate in resource management
processes and decision-making.

26

44

Extraordinary Environment and Hearings Committee - Land Use Consent Report

2
Policies
2.7.11 Establish formal and informal working relationships with Tāngata Whenua within which a
partnership regarding resource management matters may be defined, addressed and decided.
2.7.12 To actively engage with Tāngata Whenua when addressing matters of concern to Iwi and hapū,
including recognition of the relationship of Tāngata Whenua and their culture and traditions with land,
water, sites and areas of cultural and spiritual significance, wāhi tapu and other taonga.
2.7.13 To encourage, where appropriate, as part of the determination of resource consent
applications, consultation with Tāngata Whenua be undertaken and reported to the decision making
authority.
Section 2.15 Coastal Environment
Objectives
2.15.3 To preserve the characteristics and qualities that contribute to natural character, and protect
natural features and landscapes and historic heritage, in the coastal environment from inappropriate
subdivision, use and development.
Policies
2.15.9 Preserve the natural character of the coastal environment and protect it from inappropriate
subdivision, use and development by:
(a)
Avoiding adverse effects of activities on the characteristics and qualities that contribute to
natural character in areas of the coastal environment identified as having outstanding natural
character; and
(b)
Avoiding significant adverse effects and avoiding, remedying or mitigating adverse
effects of activities on the characteristics and qualities that contribute to natural character in all other
areas of the coastal environment.
2.15.10
Manage the scale, location and design of subdivision, use and development in the
coastal environment and determine its appropriateness based on:
(a)
Recognising the characteristics and qualities that contribute to natural character, natural
features and landscape values of the coastal environment, and their location and distribution.
(b)
Recognising the extent of existing modification of natural character and likely potential
modification of natural character as a result of the proposed activity.
(c)
Whether or not the activity protects areas of significant indigenous vegetation or significant
habitats of indigenous fauna.
(d)
Whether or not the activity avoids adverse effects on the characteristics and qualities of
identified areas of outstanding natural character or outstanding natural landscapes/features.
(e)
Whether or not the activity protects of historic heritage or cultural values including those of
significance to Tāngata Whenua.
(f)
Whether or not the activity maintains or enhances public access and recreational
opportunities.
(g)
Whether or not the activity has a functional need to be located in the coastal environment.
(h)
Whether or not the activity avoids, remedies or mitigates the actual or potential adverse
effects on open space, visual amenity and landscape values, recreation opportunities, or other
qualities and values of the coastal environment.
(i)
Whether or not guidance is provided about the management of adverse effects for the activity
in a National Policy Statement or Regional Policy Statement.
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Section 2.16 Natural Features and Landscapes
Objectives
2.16.4 To recognise the qualities and values of other important natural features and landscapes and
have regard to their values when undertaking new subdivision, use and development.
Policies
2.16.5 Protect natural features and landscapes of the coastal environment from inappropriate
subdivision, use and development by:
(a)
Avoiding adverse effects of activities on the qualities and characteristics that
contribute to the values Outstanding Natural Features/Landscapes in the coastal environment; and
(b)
Avoid significant adverse effects and avoiding, remedying or mitigating other adverse effects
of activities on the qualities and characteristics that contribute to the values of other natural features
and natural landscapes in the coastal environment.
Section 2.17 Indigenous Biodiversity
Objectives
2.17.3 Protect areas of significant indigenous vegetation and significant habitats of indigenous fauna
from inappropriate subdivision, use and development.
2.17.4 The maintenance and enhancement of indigenous biodiversity through the protection,
enhancement and restoration of indigenous habitats and indigenous vegetation.
Policies
2.17.8 Avoid significant adverse effects, and avoid, remedy or mitigate other adverse effects of
subdivision, use and development in the Coastal Protection Area on:
(a)
Areas of predominantly indigenous vegetation, or
(b)
Indigenous habitats and ecosystems, important for indigenous species, which are particularly
vulnerable to modification, particularly coastal herbfields, wetlands and coastal dunes.
Section 2.19 Natural Hazards
Objectives
2.19.2 The risks and adverse effects from natural hazards on people, property and the environment
are avoided or mitigated.
2.19.3 Subdivision, use and development do not create, worsen, displace or increase the severity of
natural hazards.
Policies
2.19.12 Manage subdivision, development of buildings, and structures within the Coastal Protection
Area on land which may be susceptible to coastal erosion or the effect of sea level rise unless the
activity can demonstrate:
(a)
There will be significant community benefit.
(b)
There is a functional requirement for the proposed location.
(c)
It is relocatable; or
(d)
That it will not increase the susceptibility of other nearby properties to natural hazards.
2.19.13
Recognise that natural defences against coastal hazards include beaches, estuaries,
wetlands, intertidal areas, coastal vegetation, dunes and barrier islands.
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Section 3 Rural Zone Rules
3.1.3

Restricted Discretionary Activities
(a)
Unless listed elsewhere in the District Plan, any permitted activity listed in Section
3.1.1 which does not meet one or more of the performance standards in Section 3.2.
Matters to which the Council restricts its discretion:
(i)
Avoiding, remedying or mitigating of actual or potential effects deriving from
noncompliance with the particular performance standard(s) that is not met, except where specifically
identified in other rules below.
3.2.2

Bulk and Location
(a)
Buildings shall comply with the height and location requirements in Table 1.

Table 1: Height and Location Requirements
Type
Activity

of Minimum
setback:
State
Highway
Farm
and 10m
other buildings

Minimum
setback:
Road
Boundary
10m

Minimum
Maximu
setback: Other m height
site
boundaries
5m
15m

Additional
setbacks/requirement
s
10m from rail corridor
boundary.
50m from a Significant
Waterbody
in
Schedule 5 identified
with natural
hazard values, and
30m from all other
Significant
Waterbodies
in
Schedule
5.
100m from the Pātea
River

Section 17 Natural Environment Rules
17.1.3 Restricted Discretionary Activities
(a)
Within the Coastal Protection Area, the following activities:
(ii)
New buildings or structures up to 50m2 in gross floor area and with a height of no more than
5m.
17.1.4 Discretionary Activities
(a)
Within the Coastal Protection Area, the following activities are discretionary activities:
(iv)
Except as provided for in Rules 17.1.3(a) and 17.1.4(a)(v), new buildings, structures or network
utilities with a height of no more than 7m.
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Appendix 3
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Application for Resource Consent or
Fast Track Consent
Form 9 of the Resource Management Act 1991, Sections 87AAC and 88

This form provides the South Taranaki District Council with your contact details, and details about your proposal and its actual
and potential effects on the environment. Note that all the information provided in your application is available to the public.
We recommend that you talk your proposal through with council staff before you fill in this form. If you have any questions,
visit - www.southtaranaki.com, email - planning@stdc.govt.nz or phone us on 06 278 0555 or 0800 111 323.

Send completed application to: Private Bag 902, Hawera 4640 or email - planning@stdc.govt.nz

PRE-APPLICATION INFORMATION
Have you had a pre-application meeting with the council regarding your proposal?
If Yes:

Date of meeting:

 Yes

 No

Council reference or council officer:

It is important that you answer all questions fully.
SITE DETAILS FOR APPLICATION
Land use consent 
Fast-track consent:

Subdivision consent 
Opt in 

Opt Out 

Note: An electronic address for service must be provided if
you are applying for a fast-track resource consent
application

(Land use consent for a
controlled activity)

Physical site which
application relates:

No:

Legal Description(s):

284

Street:

Tai Road

Suburb:

Lot 7 DP 355076

Valuation No:

Property No:

1193039019

CONTACT DETAILS
Applicant
Full name(s):
Electronic Address or service:
Postal Address:
(or alternative method of service under
section 352 of the RMA):

Phone (day):

Phone (mobile):

Agent/Consultant (if applicable):

Kasey Bellamy
Bland & Jackson Surveyors Ltd

Name:
Company:
Electronic address for service:

kasey.bellamy@bjsl.co.nz

Postal address:
(or alternative method of service under
section 352 of the RMA):

Phone (day):

(06) 758 6171

Phone (mobile):

Owner of Site to which application relates (if different from above)
Name:
Electronic address for service:

Daniel Donaldson
daniel@clelands.co.nz

Postal address
(or alternative method of service under
section 352 of the RMA):

Phone (day):

Oaonui

Phone (mobile): 027480546
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Occupiers of the site to which the application relates (if different from above):
Name(s):
Electronic address for service:
Postal address:
(or alternative method of service under
section 352 of the RMA):

Phone (day)
Invoices to be sent to:

Phone (mobile):
Applicant: 

Agent: 

Owner: 

DESCRIPTION OF PROPOSED ACTIVITY
Describe your proposal clearly:

refer attached

SITE DESCRIPTION
Describe the site including its natural and physical characteristics and any adjacent uses that may be relevant to the consideration
of the application ( include the name of any relevant stream, river or other waterbody to which the application may relate, and
proximity to any well-known landmark(s)):

refer attached

REASONS FOR RESOURCE CONSENT
List all of the areas of non-compliance with the rules in the <insert council> District Plan and any relevant National Environmental
Standard (use additional pages if necessary).
refer attached

OTHER ACTIVITIES
Choose either:
 There are no other activities that are part of the proposal to which this application relates
 The other activities that are part of the proposal to which the application relates are as follows:
Describe the other activities:

For any activities that are permitted activities, provide a compliance schedule and/or other supporting information to explain how
the activity complies with the requirements, conditions, and permissions of any Plan or regulation so that a resource consent is
not required for that activity:

ADDITIONAL RESOURCE CONSENTS
Choose either:
 There are no other resource consents required for this proposal
 The following additional resource consents are needed for the proposal:
Resource consent required?
Land use consent

Subdivision consent

Coastal Permit – Taranaki Regional Council

Water Permit – Taranaki Regional Council

Discharge Permit – Taranaki Regional Council
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CONSULTATION
 Yes
If yes, who did you consult with?
Who else have you consulted?
Did they have any concerns? If yes, please provide details:

 No

Have you consulted with iwi?

How have you addressed these concerns?

Have you obtained the written approval of any potentially affected persons?  Yes (attached)  No
If yes, please provide details (names, site address and electronic address for service):

SITE VISIT REQUIREMENTS
In order to assess your application it will generally be necessary for the planning officer to visit your site. This typically involves
an outdoor inspection only, and there is no need for you to be home for this purpose.
Do you require prior notice of any site visit?
 Yes
 No
Are there any locked gates/security system restricting access?
 Yes
 No
Are there any dogs on the property
 Yes
 No
Are there any other health and safety issues that the planning
 Yes
 No
officer needs to be made aware of:
If yes, please provide details:

INFORMATION REQUIREMENTS
Administrative Requirements:
 1 copy of application (including plans).
 Application fee (refer to the councils fees and charges schedule):
 Certificate of title (less than three months old)
To satisfy the requirements of section 88(2) and Schedule 4 of the Resource Management Act 1991, please attached the
following information to your application:
 Plans (for example site plan, location plan, elevation plans)
 ASSESSMENT OF ENVIRONMENTAL EFFECTS:
Please provide an assessment of the activity’s environmental effects that covers the matters in clause 6 and clause 7 of Schedule
4 of the Resource Management Act 1991. The assessment must include such detail as corresponds with the scale and
significance of the effects that the proposal may have on the environment.

 PART 2 ASSESSMENT
Please provide an assessment of the activity against the matters in Part 2 (sections 5, 6, 7 and 8) of the Resource Management
Act 1991:

 SECTION 104(1)(b) ASSESSMENT
Please provide an assessment of the activity against the relevant provisions of any national environmental standards, other
regulations, national policy statements, the New Zealand Coastal Policy Statement, operative or proposed regional policy
statements and operative of proposed plans:
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FOR APPLICATIONS AFFECTED BY SECTION 124 OR 165ZH(1)(C) OF THE RESOURCE MANAGEMENT ACT 1991 (WHICH RELATE
TO EXISTING RESOURCE CONSENTS).
The value of the investment of the existing consent holder is [specify].

FOR ACTIVITIES IN 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.
I attach an assessment of the proposed activity against the resource management matters set out in [relevant planning
document].

FOR SUBDIVISION CONSENTS
I attach information that adequately defines the following:
 the position of all new boundaries; and
 the areas of all new allotments (unless subdivision involves cross-lease, company lease or unit plan); and
 the locations and areas of new reserves to be created, including any esplanade reserves and esplanade strips; and
 the locations and areas of any existing esplanade reserves, esplanade strips, and access strips; and
 the locations and areas of any parts of the bed of a river or lake to be vested in the territorial authority under section 237A of
the Resource Management Act 1991; and
 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 of the Resource Management Act 1991); and
 the locations and areas of land to be set aside as new roads.
FOR RESOURCE CONSENTS FOR RECLAMATIONS
I attach information that shows the area proposed to be reclaimed, including its location, the position of all new boundaries (if
practicable), and the portion of the area (if any) to be set aside as an esplanade reserve or esplanade strip.

RESOURCE MANAGEMENT (NATIONAL ENVIRONMENTAL STANDARD (NES) FOR ASSESSING AND MANAGING CONTAMINANTS IN SOIL TO
PROTECT HUMAN HEALTH) REGULATIONS 2011

This site may be subject to or covered by the NES for Assessing and Managing Contaminants in Soil to Protect Human Health
Regulations 2011. Whether a resource consent is required under this NES is determined by reference to the Hazardous Activities
and Industries List (HAIL) which identifies those activities and industries which are more likely to use or store hazardous
substances. A full list can be found on the Ministry for the Environment’s website
www.mfe.govt.nz/issues/hazardous/contaminated/hazardous-activities-industries-list.pdf
visit
Has the piece of land subject to this application been used for (including its present use), or is it more likely than not to have
been used for an activity on the HAIL?
Yes 
No 
If ‘Yes’, and your application involves subdividing or changing the use of the land, sampling or disturbing soil, or removing or
replacing a fuel storage system, then the NES may apply and you may need to seek consent for this concurrently in your
application.
 ADDITIONAL INFORMATION REQUIRED
I attach the following further information required to be included in this application by the district plan, the regional plan, the
Resource Management Act 1991, or any regulations made under that Act: [list all further documents that you are attaching].
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NOTES TO APPLICANT
You must include all information required by this form. The information must be specified in sufficient detail to satisfy the
purpose for which it is required. Incomplete applications will be returned. The Council may also request further information
under Section 92 of the Resource Management Act 1991, to better understand the potential effects of the proposal. Processing
of the application will be suspended until the further information is received.
You may apply for two or more resource consents that are needed for the same activity on the same form. If you lodge the
application with the Environmental Protection Authority, you must also lodge a notice in form 16A at the same time.
You must pay the charge payable to the consent authority for the resource consent application under the Resource
Management Act 1991 (if any)
Notes on fast-track resource consents:
• Under the fast-track resource consent process, notice of decision must be given within 10 working days after the date the
application was first lodged with the authority, unless the applicant opts out of that process at the time of lodgement.
• A fast track application may cease to be a fast track application if the consent authority gives public or limited notification
of the application or a hearing is to be held for the application.
If your proposal involves building work or change of use of a building you may also require a building consent under the Building
Act 2004. This must be applied for separately. Other consents or licences may also be required under such legislation as the
Health Act 1956 and the Sale of Liquor Act 1989, dependent on the nature of the proposal.
If your application is to the Environmental Protection Agency, you may be required to pay actual and reasonable costs incurred
in dealing with this matter (see section 149ZD of the RMA 1991).

SIGNATURE OF APPLICANT(S) OR AGENT
Note: a signature is not required if the application is made by electronic means. If signing on behalf of a trust or company, please
provide additional written evidence that you have signing authority.
 I hereby certify that, to the best of my knowledge and belief, the information given in this application is true and correct.
 I undertake to pay all actual and reasonable application costs incurred by the South Taranaki District Council.

Applicants/Agents name:

Applicants/Agents signature:

Date:

14/12/2020

K Bellamy

K Bellamy
15/12/2020
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15 December 2020

The Planning Manager
South Taranaki District Council
Private Bag 902
Hawera 4640
Attention: Mrs Jessica Sorenson
Our Ref: 8671

Dear Jessica

Resource Consent Application: Proposed Garage/Carport and Water Tank
Herewith for Council’s consideration is a Resource Consent application for a land use
proposal as follows:
1.0

2.0

Application Details
Applicant

Nos D Lanod Trust

Location

284 Tai Road, Oaonui

Description

Lot 7 DP 355076

Assessment No.

1193039019

Zone

Rural

Notations

Coastal Protection Area

Consent Sought

Land Use Consent

Activity Status

Restricted Discretionary – 3.1.3(a) and 17.1.3(a)(iI)

Proposed Development
2.1

Background and the Proposed Development

The applicant received a letter from the South Taranaki District Council on the
19th October 2020 about unconsented buildings and structures which had been
erected on the site at 284 Tai Road, Oaonui. The property is located in the Rural
Zone and overlayed by the Coastal Protection Area overlay. Any building or
structure constructed in the Coastal Protection Area requires resource consent.

54

Extraordinary Environment and Hearings Committee - Land Use Consent Report

2

The letter referred to an unconsented garage and an unconsented structure to
the rear of the garage which was encroaching on and affecting by way of
stormwater run-off, the neighbouring property to the south. The letter advised
that to address the issues, the unconsented garage, and the unconsented
structure to the rear of the garage shall be removed; or the necessary resource
consents and building consents obtained.
Accordingly, retrospective resource consent is being sought in relation to the
unconsented buildings and structures on the site.
The applicant has advised that the structure referred to in the letter which
encroaches and affects the neighbouring property to the south will be removed.
It is intended to extend the unconsented garage to a minimum of 2.5m from the
road boundary and attach it to the existing dwelling with a carport. The
garage/carport will be 7m (L) x 5m (W). A water tank has also been installed
1.5m from the road boundary and 1.5m from the southern boundary, so it will
also form part of the resource consent application.
Resource consent is required as a restricted discretionary activity under rule
3.1.3(a) as the proposed garage/carport will not meet the required road boundary
setback and as a restricted discretionary activity under rule 17.1.3(a)(ii) as
resource consent is required to erect any building or structure up to 50m² and no
higher than 5m in the Coastal Protection Area.
2.2

Site Description

The property is 1136m2 and is located on the seaward side of Tai Road (refer
Figure 1).

Lot 3 DP 12925

Lot 4 DP 12925

Figure 1: Location of the property
8671RC 2020

Page 2
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This area of Tai Road has been subdivided as a residential enclave, with 28
allotments of around 1000m2 in area, some of which have been developed for
residential living. As part of the subdivision, two walkways from the road to the
reserve were created. Tai Road in this locality is sealed and marked with swales
either side.
To the north of the enclave is a significant area of sand-dunes. This area has been
identified as a key native ecosystem (Taranaki Regional Council) and as an
Outstanding Natural Feature/Landscape and a Significant Natural Area (South
Taranaki District Council). Part of this area (Lot 3 DP 12925) has been vested in
the trustees of Te Kāhui o Taranaki Iwi as a Historic Reserve.
The application site contains an existing dwelling (consented September 2017), an
unconsented garage and an unconsented water tank. Some native planting has
been undertaken around the site.
The property is separated from the Sandy Bay Beach by a Local Purpose Reserve
(Lot 4 DP 12925). This is currently vested with the South Taranaki District Council
but has been identified as a post settlement redress property in the Taranaki Iwi
Deed of Settlement.
The surrounding land is predominantly rural in nature, being used for pastoral
farming. The Oaonui Production station is located approximately 1.5 km to the
east and the site is approximately 8.5km north west of Opunake.
2.2

Other Activities that are Part of the Proposal

No other activities are proposed as part of the development of the land for this
purpose.

3.0

District Plan
3.1

Status of the Application

The Operative District Plan for South Taranaki is dated 2004. In 2015, the South
Taranaki District Council undertook a review of that Plan and decisions on the
Proposed District Plan were notified on 5th November 2016. In terms of the
subdivision and rural zone provisions, all submissions have been determined and
no appeals were received. Therefore, these provisions shall be treated as
operative. The only outstanding matter subject to appeal related to oil and gas
facilities with the Environment Court recently releasing its final decision on the
matter. Provided no further appeals are made, the Proposed District Plan 2015
should soon become the Operative District Plan.

8671RC 2020
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3.1.1 Proposed District Plan
The land being subdivided is located in the Rural Zone and in the Coastal
Protection Area (Rural Map 3 – refer Figure 3). The Plan also identifies Significant
Natural Area (SNA) 5 and Outstanding Natural Feature/Landscape (ONFL) 3 as
being to the north (refer Figure 3). Taranaki Regional Council also identifies this
area as a Key Native ecosystem (KNE) stating that it is the only significant
remaining area of coastal sand dunes in the Egmont Ecological District.

Figure 3: Proposed District Plan Rural Planning Map No. 03
Rule 3.1.3(a) specifies that any permitted activity which does not comply with the
performance standards for the Rural Zone shall be assessed as a Restricted
Discretionary Activity. Residential activities and ‘the construction, alteration of,
addition to, removal and demolition of buildings and structures for any permitted
activity’ are permitted in the Rural Zone. The performance standards for the
Rural Zone require ‘farm and other buildings’ to be setback a minimum of 10m
from the road boundary. The garage/carport will be setback 2.5m from the road
boundary. Accordingly, resource consent is required as a Restricted Discretionary
Activity under rule 3.1.3(a) for the garage/carport due to the proposed road
boundary setback.
Rule 17.1.3(a)(ii) specifies that within the Coastal Protection Area, any building or
structure up to 50m² in gross floor area and with a height of no more than 5m
requires resource consent as a Restricted Discretionary Activity. Accordingly,
resource consent will be required as a Restricted Discretionary Activity under rule
17.1.3(a)(ii) for the garage/carport and the water tank.
The water tank does not meet the definition of a ‘building’ as it is less than 2m in
height (1.915m) and is less than 5m² in gross floor area (4.79m²). It does however
constitute a ‘structure’.
8671RC 2020
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3.3

Proposed District Plan Requirements
3.3.1 Setbacks
Rule 3.2.2(1) specifies that farm and other buildings shall be set back 10m from a
road boundary and 5m from 'other' site boundaries. Where this requirement is
not met, the activity is considered as a Restricted Discretionary Activity (rule
3.1.3(a)).
The carport will be setback a minimum of 2.5m from the road boundary. The
water tank is setback 1.5m from the road boundary and 1.5m from the southern
boundary.
Therefore, the proposal will be considered as a Restricted Discretionary Activity
under rule 3.1.3(a) due to the setback of the carport to the road. As the water
tank constitutes a structure, and the setback rules for the Rural Zone apply only to
buildings the water tank does not trigger any setback rules.
3.3.3 Height
Rule 3.3.2(1) specifies that the maximum height for a farm or other building is
15m. Where this requirement is not met, the activity is considered as a Restricted
Discretionary Activity (rule 3.1.3(a)).
The proposed garage/carport has a maximum height of 3.2m and the water tank a
maximum height of 1.915m, both of which are well under the 15m maximum
height for the Rural Zone. Therefore, this requirement will be met.
3.3.4 Daylighting
Rule 3.3.2(2) specifies that buildings shall be contained within the building
recession plane from points 3m above site boundaries.
The proposed garage/carport has a maximum height of 3.2m. It will fit within the
height recession plane relative to the site boundaries.
3.3.5 Coastal Protection Area
Rule 17.1.3(a)(ii) specifies that that new buildings or structures located in the
Coastal Protection Area up to 50m2 but with a height of no more than 5m are
considered as Restricted Discretionary Activities. The proposed carport/garage
and the water tank occupy no more than 50m² of the site (garage/carport is 35m²
and the water tank is 4.7m²).
Therefore, consent is required for the proposed garage/carport and the water
tank as a Restricted Discretionary Activity under rule 17.1.3(a)(ii).

8671RC 2020
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4.0

Consultation Undertaken
Due to the location of the property within the Coastal Protection Area and its
proximity to the Key Native Ecosystem/SNA/ONFL, the Department of
Conservation and Taranaki Iwi have been deemed affected parties. No
consultation has taken place and it is requested that these parties be limited
notified of the application.
As the water tank does not constitute a ‘building’ there is no required road or
side boundary setback for structures. Therefore, no persons are considered
affected by the water tank. The garage meets the permitted ‘other’ boundary
setback and mitigation is proposed for its setback to the road boundary.
No further persons were considered affected by the proposal and no further
consultation has been undertaken.

5.0

Assessment of Effects and Consideration of Operative and Proposed District
Plan Objectives and Policies
Under section 88(2) of the RMA, an application must be in the prescribed form
and manner and is required to include “the information relating to the activity,
including an assessment of the activity's effects on the environment, as required
by Schedule 4”. The assessment of environmental effects is to include “such
detail as corresponds with the scale and significance of the effects that the activity
may have on the environment.”
The applicant received a letter from the South Taranaki District Council regarding
unconsented building works undertaken at their property at 284 Tai Road,
Oaonui. The letter referred to an unconsented garage and another unconsented
structure behind the garage which were constructed in the Coastal Protection
Area without a resource consent. Retrospective resource consent is now being
sought for the buildings and structures.
The applicant has advised the ‘garage’ is a garden shed and the unconsented
structure to the rear of the ‘garage’ is a lean-to woodshed. The applicant has
advised that the lean-to woodshed structure will be removed. The ‘garage’ will
be extended to the road boundary and attached to the existing dwelling with a
carport. The building will be 7m in length, and 5m in width. It will have a
maximum height of 3.2m, utilising a mon-pitch roof. An unconsented water tank
is located between the road boundary and the unconsented garden shed building
and attached lean-to woodshed structure. The water tank will also form part of
the application as although it does not constitute a ‘building’, rule 17.1.3(a)(ii)
requires any buildings or structures in the Coastal Protection Area to obtain
resource consent.

8671RC 2020
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Resource consent is required as a Restricted Discretionary Activity under rule
17.1.3(a)(ii) for the garage/carport building and for the existing water tank
structure in the Coastal Protection Area.
Consent is also required as a Restricted Discretionary Activity under rule 3.1.3(a)
as the garage will be positioned a minimum of 2.5m from the road boundary.
5.1

Coastal Protection Area

The entire property is located within the Coastal Protection Area in the Proposed
District Plan.
The relevant objectives and policies are as follows:
Coastal Environment
Objectives 2.15.3, Policies 2.15.7(a)-(f), 2.15.8(b), 2.15.9(a), (b), (c), (e) & (h)
Natural Hazards
Objectives 2.19.2 & 2.19.12, Policies 2.19.12(a)-(d), 2.19.13 & 2.19.14
These objectives and policies seek to recognise the natural character of the
coastal environment, as per section 6 of the RMA 1991. The Coastal Protection
Area is considered to represent the characteristics and extent of the coastal
environment in accordance with the New Zealand Coastal Policy Statement.
It is noted that the level of natural character varies within the rural environment
and that the protection of natural character and other values of the coastal
environment does not preclude new types of land use, subdivision and
development that may be appropriate in certain places or where adverse effects
can be avoided, remedied or mitigated. This includes within coastal settlements,
with consolidation of existing settlements encouraged.
The Tai Road coastal settlement was created under the provisions of the
Operative District Plan 2004. The natural character of this area had been
modified previously by the use of the land for farming and, with the subdivision of
the land, has and is being developed as a small coastal settlement.
The property itself is separated from the coastal marine area by a Local Purpose
Reserve currently administered by the South Taranaki District Council but
identified as Post Settlement Redress Property that may be purchased by Te Kāhui
in future, according to the Taranaki Iwi Deed of Settlement. This separation also
assists in maintaining the overall spaciousness of the area recognising the nature
of the environment that has been created by the subdivision and subsequent land
development.
The use of a property for residential purposes is permitted in the Rural Zone and
the development will sit within the wider development of the Tai Road area.
8671RC 2020
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When considering the effects of new buildings or structures in the Coastal
Protection Area not exceeding 50m² or a height of 5m, the Councils discretion is
restricted to the following (3) matters:
(1)

Whether there is a functional requirement for the activity to be located
within the coastal environment

Comment:
The garage and water tank are ancillary to the applicants use of the property for
residential purposes. The building and water tank have been designed to be low
and small scale, in keeping with the coastal settlement along Tai Road. The
garage/carport is 7m x 5m, with a maximum height of 3.2m and the water tank is
1.915m in height and occupies 4.7m². The garage/carport will be finished with a
natural cedar stain and the water tank is dark green. Given the nature of the
subdivision and the development that has occurred along Tai Road, and the lowprofile design of the building and water tank, the development is considered
appropriate in this locality.
The applicant has planted local native species within the property and intends to
undertake further planting along the road boundary to soften the appearance of
the garage/carport and the water tank. A $200 contribution was previously gifted
to the Ngati Tara Sandy Bay Society towards the management of the adjoining
coastal reserve when consent was granted for the existing dwelling on the site.
(2)

Effects on the natural character and landscape values, visual amenity,
open space, and historical and cultural values, and quality of the coastal
environment, and proposed mitigation measures to reduce adverse
effects

Comment:
Additional native planting will be undertaken on the site along the road boundary
to soften the appearance of the garage/carport and the water tank. The
garage/carport will be finished with timber clad weatherboard and stained a
natural cedar colour to match the existing house. The water tank is a dark green
colour, which can blend in with the surrounding paddocks and vegetation.
Accordingly, it is considered that any adverse effects of the garage/carport and
the water tank on the natural character and landscape values, visual amenity,
open space, and historical and cultural values, and quality of the coastal
environment, will be mitigated by the additional planting and the low-profile
design of the water tank and building – i.e. the use of recessive colours (dark
green for water tank and cedar stain for the garage/carport), under 50m² in size,
and maximum height of 3.2m.
(3)

Risks from natural hazards, including whether the activity would
accelerate or worsen natural hazard risks

8671RC 2020
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Comment:
The garage/carport building and the water tank structure will both be located on
the road side of the property, opposed to the seaside which should minimise the
potential future impacts from coastal erosion and sea level rise. The
garage/carport will be constructed on a concrete base. In terms of relocation, the
garage/carport could be unbolted from the slab and relocated; the slab would
then be removed separately. As the building is non-habitable, this is considered
acceptable in the Coastal Protection Area. The water tank is relocatable and rests
on the dirt/grass.
Whilst there will be some soil disturbance associated with the extension and
renovation of the garage/carport and there was some soil disturbance associated
with the installation of the water tank, this was and will be temporary in nature.
The garage/carport and water tank will essentially cover over the disturbed area
and, with the landscaping to be undertaken, it is likely that the development of
the land will result in a reduction in the potential for wind scour and associated
erosion.
Accordingly it is considered that the proposed garage/carport and the water tank
will not exacerbate the likelihood or severity of natural hazards and that, due to
the careful consideration of the location and design of the proposed
garage/carport and the water tank, the garage/carport and water tank will not be
unduly subject to risks from natural hazards.
5.2

Rural Zone

The relevant objectives and policies are:
Rural Zone
Objective 2.1.3, Policies 2.1.9, 2.1.11
The objectives and policies for the rural zone seek to protect the character and
amenity of the Rural Zone, and ensure that activities proposing to locate in the
rural zone are consistent with the intended character and amenity of the area.
The required road boundary setback in the Rural Zone is 10m, and the required
setback from any other boundary is 5m. The proposed garage will be setback
2.5m from the road boundary. Accordingly, consent is required as a Restricted
Discretionary Activity under rule 3.1.3(a).
The effects of the reduced road boundary setback of the garage/carport will be
mitigated by: the additional native planting which is proposed on the site along
the road boundary to soften and screen the appearance of the garage/carport
building; and by the design of the garage/carport where it will be finished with a
natural cedar stain to complement the existing dwelling.

8671RC 2020
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When considering the effects of the non-compliances, Councils discretion is
restricted to the following matters:
-

Avoiding, remedying or mitigating of actual or potential effects deriving from
non-compliance with the particular performance standard(s) that is not met,
except where specifically identified in other rules below

It is considered that the mitigation measures outlined above (the careful, lowprofile design of the building + the additional native planting proposed on site)
will avoid, remedy or mitigate the effects of the reduced road boundary setback
of the garage/carport building.
5.3

Significant Natural Area 5 and Outstanding Natural Feature/Landscape 3

The property is located to the south of Significant Natural Area (SNA) No. 5
(Oaonui Beach) and Outstanding Natural Feature/Landscape (ONFL) No. 3 (Oaonui
– Sandy Bay).
The relevant objectives and policies from the Proposed District Plan are:
Natural Features and Landscapes
Objective 2.16.4; Policy 2.16.5
Indigenous Biodiversity
Objective 2.17.1, Policy 2.17.8
The SNA is described as coastal sand dunes and coastal herb field with an urupa;
an important shorebird habitat; and that it is partially protected by the
Department of Conservation. It is also identified as a Key Native Ecosystem by the
Taranaki Regional Council, described as the only significant remaining area of
coastal sand dunes in the Egmont Ecological District, with the beach providing
breeding and core habitat for a wide variety of threatened and rare flora and
fauna species. That portion of the SNA to the north of the reserve is protected by
way of a QEII Covenant.
The applicant intends to plant additional native species on the site complimentary
to the surrounding area which will promote and enhance local biodiversity and
soften the appearance of the garage/carport and the water tank.
The garage/carport and the water tank will be ‘low-profile’ and constructed using
materials with low-reflectivity, appropriate to the coastal environment. The
garage/carport and the water tank will be some distance from the coast, setback
approximately 70m from the cliff.
Accordingly, it is considered that the effects of the activity on the nearby SNA and
ONL/ONF will be avoided, remedied or mitigated by the proposed native planting
and the ‘low-profile’ design of the garage/carport and the water tank.
8671RC 2020
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6.0

Statutory Considerations
Under Section 104 of the Act, in considering an application for resource consent a
consent authority must have regard to any actual and potential effects on the
environment of allowing the activity (as discussed under section 5.0 of this
application) and any relevant provisions of the following documents.
6.1

Part 2 of the Resource Management Act 1991

Part 2 of the Resource Management Act 1991 (“the Act”) sets out the purpose
and principles of the Act, the matters of national importance, and other matters
to which all persons exercising functions and powers under the Act must have
regard or take into account.
Section 5 specifies that the purpose of the Act is “to promote the sustainable
management of natural and physical resources”.
The recent decision in the Court of Appeal in R J Davidson Family Trust v
Marlborough District Council NZCA 316 has provided further guidance as to how
Part 2 of the RMA should be addressed in the context of resource consent
applications.
In circumstances where it is clear that a plan is “prepared having regard to Part 2
and with a coherent set of policies designed to achieve clear environmental
outcomes” the Court envisioned that “the result of a genuine process that has
regard to those policies in accordance with s 104(1) should be to implement those
policies in evaluating a resource consent application”. Reference to Part 2 would
“likely not add anything” and “could not justify an outcome contrary to the thrust
of those policies”.
In respect of the Operative and Proposed South Taranaki District Plan and other
relevant planning documents, it is considered that they have been prepared with
a coherent set of policies designed to achieve clear environmental outcomes.
Therefore, an assessment of this application against Part 2 would not necessarily
add anything evaluative to the exercise required. The proposal is considered
consistent with Part 2 of the Act.
6.2

National Policy Statements

The New Zealand Coastal Policy Statement seeks to give effect to section 6a of
the RMA 1991, recognising the importance of the coastal environment. As noted
earlier, careful consideration has been given to the development of the property,
particularly noting the proximity of the SNA/ONFL to the north. The applicant
intends to undertake further native planting around the building and structure
and they have both been designed to be low-profile and low reflectivity, in
keeping with the coastal settlement along Tai Road.

8671RC 2020
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Accordingly, it is considered that the proposal is in keeping with the intent of the
NZCPS.
6.3

National Environmental Standards

Regulation 5(5) of the Resource Management (National Environmental Standard
for Assessing and Managing Contaminants in Soil to Protect Human Health)
Regulations 2011 (NES-CS) describes soil disturbance as an activity to which the
NES-CS applies where an activity that can be found on the Ministry for the
Environment’s Hazardous Activities and Industries List (HAIL) has occurred.
The site is not listed on the Taranaki Regional Council Selected Land Use Site
register and there is no evidence that the site has contained an activity listed on
the HAIL. Therefore, the NES-CS does not apply to the current proposal.
6.4

Other Regulations

There are no regulations of direct relevance to the subdivision application.
6.5

Taranaki Regional Policy Statement and Regional Plans

District Plans are required to give effect to Regional Policy Statements and not be
inconsistent with Regional Plans.
The South Taranaki District Plan includes objectives, policies and methods to give
effect to the Regional Policy Statement for Taranaki; these were discussed in
section 5.0 of this report.
None of the Regional Plans are considered to be of direct relevance to the
proposal.
6.6

Other Matters

Section 104(1)(c) of the Act specifies that in additional to ss. 104(1)(a) and (b)
when considering an application for resource consent, the consent authority must
have regard to, Subject to Part 2, any other matter which the consent authority
deems relevant and reasonably necessary to determine the application.
Taiao Taiora is the environmental management plan for the Taranaki iwi rohe. It
outlines the resource management issues in the Taranaki iwi rohe and includes
objectives and policies to address the identified resource management issues.
In relation to the coastal environment – Tangaroa-ki-Tai – the following objectives
and policies are considered relevant to the current proposal:
Objective 11.4.2.4, Policy 14.3.3.3
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The site is part of a residential enclave at the end of Tai Road, which was
established under the provisions of the Operative South Taranaki District Plan
2004. The proposed building and water tank are ancillary to the permitted use of
the site for residential purposes. The building and structure have been designed
to be low-profile and the additional fencing and planting proposed will soften and
screen the appearance of the building.
Accordingly, the proposed development is considered consistent with the
applicable provisions of Taiao Taiora.

7.0

Other Resource Consents Required
There are no other resource consents required for the proposed development.

8.0

Documentation
Included for Council’s information are the following:
• A copy of the design plans for the garage/carport and the water tank
• A copy of the Council application forms
• A copy of the District Plan map

9.0

Application Fees
Please invoice application costs to the applicant C/- of this office in due course.

Yours faithfully

K Bellamy
Environmental Planner
kasey.bellamy@bjsl.co.nz
8671RC 2020
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Pūrongo
Report
To

Environment and Hearings Committee

From

Kaimahere Whakawhiti Whakaaro / Consultant Planner, Lily Conradie

Date

21 June 2021

Subject

Land Use Consent Report
(This report shall not be construed as policy until adopted by full Council)

Whakarāpopoto Kāhui Kahika / Execu ve Summary
Application
Consent No.:

RML21001

Applicant:

Merv Dudley

Location:

288 Tai Road, Ōpunakē

Proposal:

Construction of shed within Coastal Protection Area

Site details
Legal Description:

Lot 9 DP 355076

Current Use:

Residential

Previous Consents:

RML19016

Operative South Taranaki
District Plan (2015):
Surrounding Land Use:

Rural Zone (Special Map 02)
Coastal Protection Area
Primarily rural farmland with a small concentration of ruralresidential lots

Assessment
Activity Status:

Notification:

Land use:
 Rule 3.1.3(a) – Does not meet the required performance
standards:
 Rule 3.2.2(a) - minimum setback; ability to build in accordance
with bulk and location requirements.
 Rule 17.1.3(a)(ii) and 17.1.4(a)(iv) – building within the Coastal
Protection Area
Land Use: application to apply the rules and performance standards
for the Residential zone
Overall, the proposal has been considered as a Discretionary Activity.
Limited Notification

Iwi:

Taranaki Iwi

RMA1991:

104, 104B and 108

 NPS:

New Zealand Coastal Policy Statement (NZCPS)

 NES:

No known HAIL activities

 Other:

Taiao Taiora
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Kupu Whakamārama / Background
Description of the Proposal
1.

Naki Builders Limited, as agent for the applicant, has applied for a land use consent to
construct a two bay lean-to shed at 288 Tai Road, Ōaonui. This shed is intended to be used
for storage purposes. This property is 1,178m2 and is situated on the seaward side of Tai
Road. This property is part of a larger subdivision of rural residential lots along Tai Road.

Figure 1: Location of property (source Taranaki Regional Council Local Maps)
2.

The property is flat in nature and has frontage to a dune system and the ocean. It is located
within the Coastal Protection Area. The property is used for residential purposes and is
currently occupied by one residential dwelling and associated water tank.

Figure 3: View opposite subject site looking
south-west

Figure 2: View opposite facing subject site

2
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3.

The water tank was not previously consented under RML19016. An updated site plan has
been provided by the applicant on 21 May 2021, as attached in Appendix 3 of this report,
and is considered as the site plan to be approved as part of this application. It includes the
water tank set back 5m from the southern boundary and 10m from the road boundary.

4.

Relocating the water tank to this proposed location is permitted under the Rural Zone bulk
and location rules. It is however considered a Restricted Discretionary Activity under Rule
17.1.3(a)(i) of the Natural Environments section.

5.

Surrounding land use is characterised by rural residential lots which gain access from Tai
Road. There is a mixture of both developed and undeveloped lots. The land use further east
is predominantly farmland.

6.

The property is also located south of a Significant Natural Area (SNA5) identified as Ōaonui
Beach comprised of coastal sand dunes and Coastal Herbfield. It is also an important shore
bird habitat and is partially protected by the Department of Conservation.

7.

The proposed shed will have a footprint of 8m x 6.8m. The height of the shed varies from
3m at the apex to 2.4m at the fall. Figure 4 below demonstrates the layout and Figure 5
demonstrates the eastern elevation plan.

Figure 4: Site Plan (Extracted from application)

3
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Figure 5: Eastern Elevation Plan (Extracted from application)

Evaluation
Status of the application
8.

This application for a land use consent has been assessed under the provisions of the
Operative South Taranaki District Plan, made operative 22 January 2021. The property is
located within the Rural Zone and Coastal Protection Area (Special Map 02). Tai Road in this
location is identified as “Other Road” within the District Plan maps.

Figure 6: Special Map 02
9.

Under the District Plan, the construction of buildings and structures for residential purposes
is a permitted activity in the Rural Zone (Section 3.1.1) given they comply with the
Performance Standards set out under Section 3.2. Performance Standard 3.2.2(a) of the Plan
specifies the following standard for Height and Location in the Rural Zone:

4
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Farm and other buildings must be setback 10m from the road boundary; and
Farm and other buildings must be setback 5m from other site boundaries.

10.

The water tank and proposed shed do not meet the above performance standards. The shed
is proposed to be setback 0.5m from the road boundary and 3m from the southern site
boundary. The water tank is proposed to be located behind the shed setback 5m from the
southern site boundary and 10m from the road boundary. The proposed shed is therefore
classed as a Restricted Discretionary Activity under Rule 3.1.3(a) of the Rural Zone rules
while the water tank in its proposed position complies with the permitted boundary
setbacks.

11.

The proposal also requires consent under Section 17 of the District Plan given structures and
buildings will be located in the Coastal Protection Area. Rule 17.1.3(a)(ii) provides for new
buildings or structures up to 50m2 in gross floor area and with a height of no more than 5m.
The water tank does not exceed 50m2 and is therefore classed as a Restricted Discretionary
Activity. The proposed shed does not meet this requirement as the Gross Floor Area is
54.4m2. It is therefore classed as a Discretionary Activity under Rule 17.1.4(a)(iv).

12.

Overall, the land use application is considered as a Discretionary Activity under Rules
3.1.3(a) and 17.1.4(a)(iv).

13.

The full text of the relevant rules and performance standards is given in Appendix 2 to this
report.

Notification
14.

Sections 95A and 95B of the Resource Management Act 1991 (RMA or the Act) provide the
process by which an application’s notification pathway is determined The application has
been considered under Sections 95A and 95B of the Resource Management Act 1991 (RMA
or the Act) (refer Appendix 1) and it is considered that:








15.

The application would not require full public notification.
It is considered that potential adverse effects of the application on the surrounding
environment are in relation to visual amenity and rural landscape character. The
building bulk and orientation of the proposed shed would not detract from the visual
amenity and rural landscape experienced beyond the adjacent area and that associated
adverse effects will not be more than minor.
Given the number of residential developments within the subdivision on Tai Road, the
character of the area is more residential then rural and it is considered that the effects
of the shed on the visual amenity and rural landscape character to be no more than
minor from the road, walkway and car park area.
The application does meet the criteria in Section 95E which determines whether or not
a person is an affected person; and
As the application meets the requirements of Section 95E of the Act, Limited
Notification is required in accordance with Section 95B(9).

Notification letters were issued on 15 March 2021 with submissions closing on 19 April 2021.
The following parties have been notified:
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Te Kāhui o Taranaki Trust
Department of Conservation
South Taranaki District Council
Graeme and Rowyn Toopi
Frank and Judith Snowdon

Submissions
16.

Submissions were received by Graeme and Rowyn Toopi, Frank and Judith Snowdon and
South Taranaki District Council.
Submitter

Graeme and Rowyn
Toopi

Frank and Judith
Snowdon

South Taranaki
District Council

Position

Summary of submission
States the location rather than the size of the
shed is the issue for their neighbours (291 Tai
Road) as it blocks the coastal view.

Oppose
Suggests moving the shed in line with the
corner of the house on the southern edge or
to the northern boundary.
States that granting an application of this
nature will set a precedent for future
development which may compromise the
natural character of the coastal area.

Oppose

Neutral

Further states that the proposed location will
obstruct their sea views. Requests that the
Council adhere to the rules and policies put in
place to protect the coastal aspect of Tai Road
and deny the application.
Suggests moving the shed to a location on the
property that does not breach any boundary
rules.
Requests that the shed and water tank be
located not less than 1.5m from the southern
boundary and for shed construction to be
deferred until council’s proposed stormwater
construction is completed.

Assessment
17.

Sections 104 and 104B of the RMA provide the process for determining a resource consent
application for a Discretionary Activity. Section 104 requires the consent authority to have
regard to the actual or potential effects of the activity, any mitigation measures proposed
by the applicant, the provisions of several planning documents and any other matter the
authority thinks relevant and reasonably necessary to decide the application’s outcome.
Section 104B states that the Council may grant or refuse the application and if granted, may
impose conditions under Section 108.

6
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National Environmental Standards
18.

Under the NES for Assessing and Managing Contaminants in Soil to Protect Human Health
(2011), any land use activity is to be controlled by the District Council’s resource consent
process. The site is not listed in the Taranaki Regional Council’s Register of Selected Land
Uses (RSLU) and no consideration is necessary as part of this assessment.

Part II of the RMA
19.

Part 2 of the Act sets out the purpose and principles of the Act, the matters of national
importance, and other matters to which all persons exercising functions and powers under
the Act must have regard or take into account. Section 104 specifically makes consideration
of an application subject to Part 2, although a recent decision from the Court of Appeal1
(subsequently further considered in a number of decisions by the Environment Court) has
addressed the need to refer to Part 2 in assessing an application for consent under section
104.

20.

The Court of Appeal decision found that in circumstances where it is clear that a plan has
been prepared “having regard to Part 2 and with a coherent set of policies designed to
achieve clear environmental outcomes”, then a genuine process should be to implement
those policies in the evaluation of a resource consent application. “Reference to Part 2 in
such a case would not likely add anything”. Further, it could not “justify an outcome contrary
to the thrust of the policies”.

21.

If a plan that has been competently prepared under the Act, it may be that in many cases
the consent authority will feel assured in taking the view that there is no need to refer to
Part 2 because doing so would not add anything to the evaluative exercise.

22.

The Court of Appeal did not consider that King Salmon2 prevents recourse to Part 2 in the
case of applications for resource consents but that genuine consideration and the
application of relevant plan considerations may leave little room for Part 2 to influence the
outcome.

New Zealand Coastal Policy Statement
23.

The proposal is located within the CPA and therefore the Coastal Environment. As such the
NZCPS2010 is a relevant consideration under s104(b). The pertinent objectives and policies
of the NZCPS 2010 relating to the proposal are:
Objective 2: Natural Character
Objective 3: Treaty of Waitangi
Objective 5: Coastal hazard risks
Objective 6: Providing for social, economic, cultural wellbeing and health and safety
Policy 6: Activities in the coastal environment
Policy 13: Preservation of natural character and landscape values
Policy 25: Subdivision use and development in areas of coastal hazard risk

1
2

R J Davidson Family Trust v Marlborough District Council [2018] NZCA 316
Environmental Defence Society Inc v The New Zealand King Salmon Co Ltd [2014] NZSC 38
7
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24.

Of note, the Operative District Plan has been development to give effect to the NZCPS 2010.
Notwithstanding the relevant policies are addressed below.

25.

Policy 6 recognises the role of various activities or uses in the coastal environment and of
particular relevance to the application at hand, focuses on encouraging development that
maintains the existing built environment with further recognition that built character
changes.

26.

Policy 6 further promotes setting development back from the coastal marine area and water
bodies to protect natural character, open space, public access and amenity values of the
coastal environment. The proposal is considered consistent with Policy 6 given the modest
design of the shed and associated mitigation proffered by the applicant in regard to the
proposed shed colour and planting.

27.

In regard to Policy 13 there is direction for avoiding significant adverse effects in areas of
the coastal environment which do not have outstanding natural character. The proposal is
not located in an area with recognised outstanding natural character and residential size
lots and dwellings surround the subject site.

28.

There are no significant adverse effects generated from the proposal that would impact on
this existing level of natural character in this locale. Notably, Significant Natural Area 5
located north of the site will not be affected by this proposal.

29.

Policy 25 addresses matters of coastal hazard risk with a focus of avoiding increasing risk of
social, environmental and economic harm from coastal hazards and redevelopment which
would increase the risk of adverse effects from coastal hazards. Policy 25 of the NZCPS 2010
has been implemented through the South Taranaki District Plan. As the shed and water tank
are not habitable buildings, it is considered that the proposal is consistent with the policy as
they will not generate any coastal hazards or risk.

Taranaki Regional Policy Statement
30.

District Plans are required to give effect to Regional Policy Statements and not be
inconsistent with Regional Plans. The Proposed South Taranaki District Plan includes
objectives and policies and methods to give effect to the Regional Policy Statement for
Taranaki, as outlined earlier in this report. Overall, it is considered that the proposal would
be consistent with the relevant Objectives and Policies in the District Plan.

Assessment under the South Taranaki District Plan 2015 Objectives and Policies
31.

It is considered that the following objectives and policies of the South Taranaki District Plan
are relevant to the current application (the full text of relevant objectives and policies are
provided in Appendix 2).

Section 2.1 Rural Zone
32.

The relevant objectives relation to the Rural Zone are 2.13 and 2.14. The relevant policies
are 2.1.8, 2.1.9, 2.1.11, 2.1.13 and 2.1.14.

8
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33.

The objectives for the rural zone seek to ensure that any land use activities within the rural
environment are compatible with the rural character and amenity values. They are in place
to maintain the efficient and effective function of rural activities. The policies for the rural
zone provide for the management of adverse effects through controls on factors such as
bulk and location, seeking to ensure that consideration as to their nature, scale and intensity
are compatible with the character and amenity of the rural environment.

34.

The application does not comply with the required building setbacks of the rural zone. Policy
2.1.14 recognises that rural spaciousness is different in areas comprising smaller rural
residential lots. In this instance, there are smaller rural-residential lots along both sides of
Tai Road which demonstrate a different rural character and amenity than what is typical of
a rural environment elsewhere in the District.

35.

Policy 2.1.9 details that new land use activities should be consistent with maintaining the
character and amenity of the rural environment. The surrounding environment of the
subject site is considerably built up with residential dwellings and ancillary buildings situated
along Tai Road.

36.

The proposed shed and water tank would be considered consistent with the rural
environment in the context of the surrounding Tai Road area. The proposal is of a scale that
would not compromise the broader rural character experienced elsewhere in the District.

Section 2.7 Tāngata Whenua
37.

The relevant objectives relating to Tāngata Whenua are 2.7.6, 2.7.7 and 2.7.9. The relevant
policies are 2.7.11, 2.7.12, 2.7.13.

38.

The objectives and policies under Tāngata Whenua seek to actively engage with, in this case,
Taranaki Iwi recognising that they hold mana whenua and kaitiakitanga over the land. It is
important that they are involved in the decision making process. This has been achieved by
the Council in deciding that Taranaki Iwi is an affected party in accordance with section 95E
of the Act. Of note Taranaki Iwi did not submit on the proposal.

Section 2.15 Coastal Environment
39.

The relevant objective relating to the coastal environment is 2.15.3. The relevant policies
are 2.15.9(b), 2.15.10 (a)-(h).

40.

The objectives of the coastal environment seek to ensure that any land use activities within
the coastal environment are compatible with and give effect to coastal protection. The
policies for the coastal environment are in place to provide for the considerate management
of development through controls on factors such as scale, location and design. These
controls seek to ensure that consideration has been made to be compatible with the
character and integrity of the Coastal Protection Area.

41.

The building bulk of the proposed shed exceeds the restricted discretionary activity
requirements within the coastal protection area. Policy 2.15.10 addressed scale, location
and design of use and development in the coastal environment. Policy 2.15.10 further sets
out the determination of ‘appropriateness’ of land uses based on a range of matters
including consideration of the extent of existing modifications to natural character. Existing
modifications to natural character of the area on Tai Road include dwellings and ancillary
buildings.
9
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42.

The proposed shed and water tank are consistent with the scale and extent of development
in the surrounding area and would not compromise or degrade the visual amenity,
landscape values or natural character of the coastal environment to any degree further than
what has already been consented and constructed along Tai Road. The bulk and location of
the proposal within the coastal protection area is further discussed within the assessment
of effects below.

Section 2.16 Natural Features and Landscapes
43.

The relevant objective relating to Natural Features and Landscapes is 2.16.4. The relevant
policy is 2.16.5.

44.

The objectives of the natural features and landscapes seek to ensure that any land use
activities undertaken at or near to areas of significant natural features and landscapes are
compatible with and give effect to their values. The policies seek to ensure the protection
of the natural features and landscapes by managing the scale, location and extent of
activities in relation to the qualities and characteristics that contribute to the values of these
features and landscapes.

45.

The proposal is not considered to generate any adverse effects on natural features and
landscapes as the area has already been significantly developed and the subject site is not
in the immediate vicinity of such features.

Section 2.17 Indigenous Biodiversity
46.

The relevant objectives relating to Indigenous Biodiversity are 2.17.3 and 2.17.4. The
relevant policy is 2.17.8.

47.

The objectives for indigenous biodiversity seek to protect areas of significant indigenous
vegetation and habitats from inappropriate use and development, and to enhance
indigenous biodiversity. The policies set out that adverse effects of use and development on
indigenous vegetation, habitat and ecosystems within the CPA be avoided remedied or
mitigated.

48.

The proposal is not considered to generate any adverse effects on indigenous biodiversity.
Notably the area of the proposal is in grass cover and the site does not contain any identified
SNA.

Section 2.19 Natural Hazards
49.

The relevant objectives relating to Natural Hazards are 2.19.2 and 2.19.3. The relevant
policies are 2.19.12(b) and (d) and 2.19.13.

50.

The objectives and policies for Natural Hazards seek to mitigate the risk of natural hazards
on people, property and the environment, as well as ensure that development does not
exacerbate the severity of natural hazards.

51.

The proposal is not considered to exacerbate the severity of natural hazards. The subject
site is separated from the coastal marine area by a local purpose reserve. Furthermore, the
proposed shed is non-habitable. The proposal may be subject to but will not increase the
severity of natural hazards.
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52.

Overall, it is considered that the proposal is not inconsistent with the objectives and policies
of the South Taranaki District Plan.

Taiao, Taiora – Iwi Environment Management Plan for the Taranaki Iwi Rohe
53.

Given the location of the proposal Taiao Taiora is a relevant consideration under s104(1)(c).
It is noted that the applicant consulted with Taranaki Iwi before lodging the application and
who provided their written approval based on the objectives and policies of Taiao and
Taiora. The proposal is consistent the following objectives and policies of the document:
 Objectives – 11.2.2.1, 11.2.2.5, 11.2.2.8,
 Policies – 11.2.3.5, 11.2.3.6, 11.2.3.11

Assessment of Effects
54.

Under Section 104B of the Resource Management Act 1991, a consent authority when
considering an application for a discretionary activity may grant or refuse the application.
South Taranaki District Council sets out assessment matters in Section 20.5 of the District
Plan. As discretionary activity, consideration is not limited to any particular matters.
Nevertheless, these give an indication of the issues to be addressed.

Rural Character and Visual Amenity
55.

The subject site is part of a rural subdivision intended for residential use and there is a
residential dwelling and water tank on the site which forms part of the existing environment.
Many of the lots within the Tai Road subdivision have been developed for residential
purposes. When viewing the landscape from Tai Road in both directions, the amenity of the
rural environment has been impaired and the streetscape is characterised by residential
dwellings and other buildings.

56.

The objectives and policies of the rural zone identify that adverse effects on the rural
character should be avoided, remedied and mitigated but also recognises that the degree
of privacy and rural spaciousness is different in areas comprising existing smaller rural
residential lots.

57.

The lots on Tai Road are comparatively smaller than other rural lots within the district and
it is recognised that the rural character of Tai Road is significantly different than what would
typically be expected of a rural environment.

58.

An overgrown grass embankment currently separates the subject site from the road
boundary. The applicant proposes that the shed be located behind this embankment to the
left of the house and directly in front of the tank. This embankment will provide a good
degree of screening due to its size between the proposed shed and road boundary.

59.

As part of the application, the applicant has suggested a consent condition of planting fauna
on and around the embankment that will be in keeping with the surrounding environment.
In addition to this, the applicant has indicated that the shed will be clad in black coloursteel
trim rib. This is a neutral colour that will reduce reflectivity and is not considered to be out
of character for the rural environment and other established buildings.

60.

When assessing the adverse effects that the shed and water tank will have on the rural
character and visual amenity of Tai Road, it is not considered that they will generate any
additional effects on the streetscape than what currently exists there.
11
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61.

A shed and water tank are considered as keeping with rural-based activities in the wider
rural environment and the residential uses surrounding the subject site. Mitigation measure
of planting identified in the landscape plan is considered appropriate and will reduce visual
adverse effects.

62.

Overall, it is considered that proposal will not generate adverse effects of which are more
than minor on the character and amenity of Tai Road or rural character of the wider rural
environment to the east. Planting on and around the embankment located on the eastern
boundary of the property facing Tai Road is considered to successfully mitigate any potential
effects the proposal may have.

Bulk and Location
63.

As with many of the lots along this stretch of Tai Road, the proposed location of the shed has
been influenced by the position of the road and also the orientation of the sand dunes which
means that, as a result, many of the sections are long and narrow. With the establishment of a
dwelling at 288 Tai Road, there leaves little functional space available for an ancillary building or
shed.

64.

The proposed location of the shed infringes the road boundary setback requirements with the
proposed setback to be 0.5m while the requirement is 10m. The water tank is proposed to be
located behind the shed with a setback of 10m from the road boundary.
In regard to this point, it is important to note that the subject site is much smaller than what is
typical of a property within the rural zone.

65.

The Tai Road subdivision is more residential in nature and it is therefore difficult for many of
these properties to comply with the setback rules that are aimed to cater toward much larger
rural properties. The proposal also infringes the setback requirement from other site boundaries
with the proposed setback to be 3m while the requirement is 5m.

66.

Frank and Judith Snowdon identified that these setbacks are in place to protect the coastal
environment. It is noted that these setbacks pertain only to the requirements within the rural
zone and do not relate to the protection of the coastal environment or CPA.

67.

The adjoining site to the southern boundary is owned by South Taranaki District Council and
used as a public access to Ōaonui Beach. South Taranaki District Council have submitted on the
proposal and consider it acceptable to have the shed and water tank set back no less than 1.5m
from the side boundary. I note the site plans indicated that both buildings will be setback 3m
and 5m respectively which would comply with the request put forward by council in their
submission.

68.

Members of the public who use the Ōaonui Beach public access or walk/drive past would be
able to see the shed from both the road and within the walkway. The duration and extent of this
effect is considered to be limited as passing motorists or walkers would see this for a relatively
short time. It is noted that the existing residential dwelling is already visible from both the road
and the public beach access. Visual effects from the proposal, as viewed from public places
would be mitigated by the proposed planting.
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69.

Frank and Judith Snowdon, the property owners at 291 Tai Road and Graeme and Rowyn Toopi
identified a loss of views as an adverse effect on 291 Tai Road as a result of the shed
construction. The assessment matters under Section 20.5 of the District Plan identify that loss
of views are to be considered when assessing effects on streetscape from reduced setbacks. It
is noted that views are a consideration but not expressly protected under the objectives and
policies. Further noted is that the District Plan does not protect particular view shafts.

70.

The reconfiguration of the tank behind the shed will allow for coastal outlook when viewed
westward from the western boundary of 291 Tai Road. When considering the constraints
associated with the site the location proposed allows for functionality on site while allowing for
coastal outlook from neighbouring properties. Further noted is that a coastal outlook from
291 Tai Road is achieved when south of the subject site.

71.

Both Frank and Judith Snowdon and Graeme and Rowyn Toopi have identified alternative
locations for the shed through their submissions. One suggestion is to relocate it to an area
where there are no road or site boundary infringements. This would require the shed to be
constructed to the western side of the property, between the house and the coast. I do not
consider this a practical location given the existing site layout and location of the dwelling.

72.

The other suggestion provided by Graeme and Rowyn Toopi is to have the shed located in
line with the eastern corner of the dwelling. In terms of both locations, the visual impacts
that are of concern would not lessen as a result of the movement. Moving the shed to either
of the locations suggested would not mitigate the concerns held by both parties as the water
tank would continue to impact the coastal outlook. In addition, moving the shed in front of
the dwelling will impact on the property owner’s amenity and usability of the site.

73.

In terms of the proposed permanent location of the water tank, the applicant has placed it
directly behind the shed to minimise the visual and bulk impacts on the amenity of the rural
and coastal environment. The presence of the CPA will mean that any undeveloped lots
would require resource consent, and with the lot sizes being created under a former District
Plan, their dimensions and sizing would likely trigger resource consent requirements for any
form of building for the foreseeable future.

74.

Overall, it is considered that the proposed location would reflect a similar balance of built
form to open space amenity consistent with already developed sites along Tai Road and the
proposal would not be visually dominant in respect of the established dwelling.

Coastal Environment
75.

The District Plan provides for measures which determine the appropriateness of
development within the coastal area. The surrounding environment and established
development is an important determinant in considering the effects that the shed and water
tank will have on the coastal environment.

76.

With its changeable coastal conditions there would need to be certain flexibility in any
planting provided on-site. Planting which was observed on other Tai Road properties in the
vicinity of the subject site and which appeared well-established included Karo (pittosporum
crassifolium), Sand Coprosma (coprosma acerosa), Wharawhara (astelia banksii), varieties
of NZ flax (phorium tenax), and Clubrush (ficinia nodosa).
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77.

The applicants have volunteered to undertake suitable planting on the site to soften and
screen the proposed building and which would be locally sourced and therefore anticipated
to be suitable for this stretch of the coastal environment. Planting would also maintain and
enhance the character and amenity of the area and correlate to the nearby Significant
Natural Area 5. A condition to specify types of plants and to ensure that the applicant
maintain any such planting is therefore recommended.

78.

In recognising the extent of existing modification, it is not considered that the proposal will
impact the natural features and landscape values of the coastal environment to any degree
more than what already exists. The shed will be located closer to the road than the existing
dwelling is, positioning it as far from the coast as possible for the site.

79.

It is recognised that the proposal will generate effects in the context of the coastal
environment, however these, subject to conditions of consent, are minor and in keeping
with the surrounding modified natural character of the area. The nature of the location
means that resource consent is required for most developments within the Coastal
Protection Area.

Whakakapia / Conclusion
80.

Merv Dudley has applied for a resource consent to establish a shed and permanently
relocate a water tank at 288 Tai Road, Ōpunakē. The proposal is considered as a
Discretionary Activity due to the shed and water tank being located in the Coastal Protection
Area. There are furthermore infringements associated with the setback requirements as set
out in the Rural Zone section of the District Plan.

81.

The effects of the proposal include effects associated with bulk and location, rural character
and amenity, outlook and coastal amenity. It has been determined that the adverse effects
of the proposal in respect of these matters would be no more than minor.

82.

It is therefore recommended that the application for resource consent be approved, subject
to the recommended conditions set out below.

Taunakitanga / Recommenda on(s)
THAT the Environment and Hearings Committee grant consent to Merv Dudley in accordance with
sections 104, 104B and 108 of the Resource Management Act 1991. This land use consent provides
for:



The construction of a shed and relocation of a water tank within the Coastal Protection Area
For the shed to be located 3m from the southern boundary and 0.5m from the eastern
boundary.

For the following reasons:
1.
The proposal would be generally consistent with the anticipated activities within the Rural
Zone and its associated diverse environment.

2.

Adverse effects from the proposal can be mitigated appropriately through conditions of
consent.
14
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3.

Visual effects associated with the proposal can be adequately mitigated through the
provision of landscaping.

4.

Council (Three Waters) have proposed stormwater reticulation upgrades along the southern
boundary of the subject site that need to be completed before the shed is constructed. A
condition is recommended to address this.

Subject to the following conditions:
1.
That the activity is undertaken in general accordance with plans and details provided as part
of the resource consent application submitted to the South Taranaki District Council (“the
Council”).
2.

The consent holder, or their authorised agent, shall notify council at least one month prior
to constructing the shed or relocating the water tank in accordance with the approved site
plan.
Advice note: This is to enable stormwater reticulation upgrades along the southern boundary of
the site to be completed before the construction of the shed in this location.
3.

The consent holder shall provide a landscaping plan to Group Manager Environmental
Services (or nominee) for approval prior to work commencing on the construction of the
shed. The plan shall include:
(a)
(b)
(c)

the location and spacing of plants,
the species; and
a maintenance regime for the planting.

4.

The planting required by the landscaping plan shall be completed within a year of the shed
being established on site.

5.

That planting carried out under condition 4 shall be maintained in good condition at all times
at the consent holder’s cost for the duration of the activity. Any dead or damaged plants
shall be replaced with the same or similar native species at the soonest planting season.
Advice note: This consent is granted in respect to the rules and performance standards of
the South Taranaki District Plan. It does not preclude the need for the developer to comply
with any requirements of any land covenant or other instrument registered against the
Record of Title for the property.

Lily Conradie

[Seen by]
Liam Dagg

Kaimahere Whakawhiti Whakaaro /
Consultant Planner

Kaiarataki Taiao /
Group Manager Environmental Services
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Appendix 2
Operative District Plan Requirements
Section 2 Objectives and Policies
Section 2.1: Rural Zone
Objectives
2.13
To ensure that subdivision, land use and development in the rural environment is of a
nature, scale, intensity and location that maintains and, where appropriate, enhances
rural character and amenity values.
2.14

Policies
2.1.8

To enable the efficient and effective functioning of farming and rural based activities, and
ensure that activities are not inhibited by adverse effects of new incompatible land uses.

Manage the adverse effects of noise, vibration, odour, dust, traffic, glare and other
nuisances from land use activities and development through relevant performance
standards and appropriate spatial buffers and setback requirements for specific activities.

2.1.9

Ensure that new land use activities are of a nature, scale, intensity and location
consistent with maintaining the character and amenity of the rural environment, and
avoids or mitigates potential reverse sensitivity effects.

2.1.11

Provide for the establishment and operation of new non-farming activities and the
ongoing operation of existing lawfully established activities which are compatible and /
or associated with farming activities in the rural environment, provided they avoid,
remedy or mitigate adverse effects.

2.1.13

Reduce obtrusive built elements in the rural environment by integrating building
location and design with the surrounding landform and landscape qualities, while
recognising that the location and design of some buildings, and infrastructure is
influenced by their function and/or resource constraints.

2.1.14

Avoid, remedy or mitigate adverse effects on rural privacy and rural character in the
Rural Zone by maintaining road and site boundary setbacks for all buildings, while
recognising that the degree of privacy and rural spaciousness is different in areas
comprising existing smaller rural-residential lots.

Section 2.7: Tāngata Whenua
Objectives
2.7.6
To recognise and provide for the relationship of Tāngata Whenua and their culture and
traditions (including mauri) with land, water, sites and areas of cultural and spiritual
significance, wāhi tapu and other taonga.
2.7.7

To protect sites and areas of cultural and spiritual significance to Tāngata Whenua from
the adverse effects of inappropriate subdivision, use, and development of resources.

2.7.9

To provide Tāngata Whenua with opportunities to participate in resource management
processes and decision-making.
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Policies
2.7.11

Establish formal and informal working relationships with Tāngata Whenua within which a
partnership regarding resource management matters may be defined, addressed and
decided.

2.7.12

To actively engage with Tāngata Whenua when addressing matters of concern to Iwi and
hapū, including recognition of the relationship of Tāngata Whenua and their culture and
traditions with land, water, sites and areas of cultural and spiritual significance, wāhi tapu
and other taonga.

2.7.13

To encourage, where appropriate, as part of the determination of resource consent
applications, consultation with Tāngata Whenua be undertaken and reported to the
decision making authority.

Section 2.15 Coastal Environment
Objectives
2.15.3
To preserve the characteristics and qualities that contribute to natural character, and
protect natural features and landscapes and historic heritage, in the coastal environment
from inappropriate subdivision, use and development.
Policies
2.15.9

2.15.10

Preserve the natural character of the coastal environment and protect it from inappropriate
subdivision, use and development by:
(a) Avoiding adverse effects of activities on the characteristics and qualities that
contribute to natural character in areas of the coastal environment identified as having
outstanding natural character; and
(b) Avoiding significant adverse effects and avoiding, remedying or mitigating adverse
effects of activities on the characteristics and qualities that contribute to natural
character in all other areas of the coastal environment.
Manage the scale, location and design of subdivision, use and development in the coastal
environment and determine its appropriateness based on:
(a) Recognising the characteristics and qualities that contribute to natural character,
natural features and landscape values of the coastal environment, and their location
and distribution.
(b) Recognising the extent of existing modification of natural character and likely potential
modification of natural character as a result of the proposed activity.
(c) Whether or not the activity protects areas of significant indigenous vegetation or
significant habitats of indigenous fauna.
(d) Whether or not the activity avoids adverse effects on the characteristics and qualities
of identified areas of outstanding natural character or outstanding natural
landscapes/features.
(e) Whether or not the activity protects of historic heritage or cultural values including
those of significance to Tāngata Whenua.
(f) Whether or not the activity maintains or enhances public access and recreational
opportunities.
(g) Whether or not the activity has a functional need to be located in the coastal
environment.
(h) Whether or not the activity avoids, remedies or mitigates the actual or potential
adverse effects on open space, visual amenity and landscape values, recreation
opportunities, or other qualities and values of the coastal environment.
(i) Whether or not guidance is provided about the management of adverse effects for the
activity in a National Policy Statement or Regional Policy Statement.
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Section 2.16 Natural Features and Landscapes
Objectives
2.16.4
To recognise the qualities and values of other important natural features and landscapes
and have regard to their values when undertaking new subdivision, use and development.
Policies
2.16.5

Protect natural features and landscapes of the coastal environment from inappropriate
subdivision, use and development by:
(a) Avoiding adverse effects of activities on the qualities and characteristics that
contribute to the values Outstanding Natural Features/Landscapes in the coastal
environment; and
(b) Avoid significant adverse effects and avoiding, remedying or mitigating other adverse
effects of activities on the qualities and characteristics that contribute to the values of
other natural features and natural landscapes in the coastal environment.

Section 2.17 Indigenous Biodiversity
Objectives
2.17.3
Protect areas of significant indigenous vegetation and significant habitats of indigenous
fauna from inappropriate subdivision, use and development.
2.17.4

Policies
2.17.8

The maintenance and enhancement of indigenous biodiversity through the protection,
enhancement and restoration of indigenous habitats and indigenous vegetation.

Avoid significant adverse effects, and avoid, remedy or mitigate other adverse effects of
subdivision, use and development in the Coastal Protection Area on:
(a) Areas of predominantly indigenous vegetation, or
(b) Indigenous habitats and ecosystems, important for indigenous species, which are
particularly vulnerable to modification, particularly coastal herbfields, wetlands and
coastal dunes.

Section 2.19 Natural Hazards
Objectives
2.19.2
The risks and adverse effects from natural hazards on people, property and the
environment are avoided or mitigated.
2.19.3

Policies
2.19.12

2.19.13

Subdivision, use and development do not create, worsen, displace or increase the severity
of natural hazards.

Manage subdivision, development of buildings, and structures within the Coastal
Protection Area on land which may be susceptible to coastal erosion or the effect of sea
level rise unless the activity can demonstrate:
(a) There will be significant community benefit.
(b) There is a functional requirement for the proposed location.
(c) It is relocatable; or
(d) That it will not increase the susceptibility of other nearby properties to natural hazards.
Recognise that natural defences against coastal hazards include beaches, estuaries,
wetlands, intertidal areas, coastal vegetation, dunes and barrier islands.
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Section 3 Rural Zone Rules
3.1.3

Restricted Discretionary Activities
(a) Unless listed elsewhere in the District Plan, any permitted activity listed in Section
3.1.1 which does not meet one or more of the performance standards in Section 3.2.
Matters to which the Council restricts its discretion:
(i) Avoiding, remedying or mitigating of actual or potential effects deriving from
noncompliance with the particular performance standard(s) that is not met, except
where specifically identified in other rules below.

3.2.2

Bulk and Location
(a) Buildings shall comply with the height and location requirements in Table 1.

Table 1: Height and Location Requirements
Type of Activity

Minimum
setback: State
Highway

Minimum
setback: Road
Boundary

Minimum
setback: Other
site boundaries

Maximum
height

Additional
setbacks/requirements

Farm and other
buildings

10m

10m

5m

15m

10m from rail corridor
boundary.
50m from a Significant
Waterbody in Schedule 5
identified with natural
hazard values, and 30m
from all other Significant
Waterbodies in Schedule
5.
100m from the Pātea
River

Section 17 Natural Environment Rules
17.1.3

Restricted Discretionary Activities
(a) Within the Coastal Protection Area, the following activities:
(ii) New buildings or structures up to 50m2 in gross floor area and with a height of no more
than 5m.

17.1.4

Discretionary Activities
(a)
Within the Coastal Protection Area, the following activities are discretionary
activities:
(iv)
Except as provided for in Rules 17.1.3(a) and 17.1.4(a)(v), new buildings, structures
or network utilities with a height of no more than 7m.
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Appendix 3
Site Plan (21 May 2021)
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Pūrongo
Report
To

Environment and Hearings Committee

From

Kaimahere Whakawhiti Whakaaro / Consultant Planner, Giles Boundy

Date

21 June 2021

Subject

Subdivision Consent Report

Whakarāpopoto Kāhui Kahika / Execu ve Summary
Application
Consent No.:

RMS21008

Applicant:

CFN Development Ltd

Location:

Corner of Chute Street and Gore Street, Normanby

Proposal:

8 Lot Rural Zone subdivision

Site Details
Legal Description:
Current Use:

Lot 15 DP 2542 (RoT: TNB4/1291 - 1.4164ha) and Part Lot 17 DP 2542
(RoT: TNF2/413– 7090m²)
Vacant in grass and arable uses including maize silage.

Previous Consents:

N/A

South Taranaki District Plan Rural (Urban Planning Map 11A)
(2015):
Hāwera Aerodrome Horizontal Control Surface (Special Map 01)
Other Road
Surrounding Land Use:
 Residential to the north and east.
 Rural and rural lifestyle – grazing and arable land to the west.
Assessment
Activity Status:

Discretionary Activity under Rule 9.1.4(a) as the proposal does not
comply with Performance Standards 9.2.1 (lot sizes and number of
lots) and 9.2.3 (vehicle access).
Restricted Discretionary Activity under Rule 3.1.3(a) as the proposal is
seeking reduced setbacks.
Iwi:
Ngāti Ruanui; no statutory acknowledgement areas within or near the
property.
Notification:
Limited Notified to owners and occupiers adjacent the proposal.
Written approval from one property owner.
Resource Management Act Sections 104, 104B, 106, 108 and 220
1991 (RMA):
N/A
 NPS:


NES:



Other:

No known HAIL activities; Is not listed on the Taranaki Regional
Council’s Register of Selected Land Use Sites.
Ngāti Ruanui Environmental Management Plan.
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Kupu Whakamārama / Background
Description of the Proposal
1.

CFN Development Ltd have applied for resource consent to subdivide two properties at the
southern corner of Chute Street and Gore Street, Normanby. The subject site is 2.1254 ha
and comprised of Lot 15 DP 2542 and Part Lot 17 DP 2542. The subject site is located on the
western edge of Normanby adjoining an established Residential Zone (Figure 1). The
application proposes to subdivide the site into 8 lots. Lots 1-6 will be 1011m² each. Proposed
Lot 7 is 1.01ha and would be amalgamated with proposed Lot 8 (5100m²) and held in one
Record of Title (RoT).

Figure 1: Location of the property (Sourced from Taranaki Regional Council Local Maps).
2.

The property is rectangular in shape and bisected by an unformed portion of Kate Street
which is not subject to the proposal. Proposed Lots 1-4 and Lot 7 are located on the western
side of the unformed portion of Kate Street and the remainder of the lots are located on the
eastern side of Kate Street (Figures 2 and 3). Immediately south of the subject site is an
unformed portion of Hunter Street. Gore Street determines the site’s western boundary
with a portion of this being unformed. Bordering the south of the site are residential sections
that gain access from Ketemarae Road. A Council’s wastewater main runs parallel to the
eastern boundary.

3.

The site is vacant of improvements and managed as arable land as part of land holdings to
the immediate south. The northern boundary of the site is not fenced but previously had
boxthorn hedging along its entire length. The eastern boundary of Part Lot 17 DP 2542
consists of a range of fence types according to the ownership of properties along Ketemarae
Road. Fence types here range from concrete block, timber post and corrugated to timber
post and pale. These fences range in height but area generally above 2m. Established
Boxthorn hedging is present along the road boundary with Gore Street (the northern
boundary of Lot 15 DP 2542). There is one formed access to the site from the southern end
of the formed portion of Gore Street.
2
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Figure 2: View of Proposed Lots 1 – 6 from Gore Street looking towards Chute Street (Sourced
from the application).

Figure 3: View from end of Gore Street looking south east towards Lots 7 and 8 (Sourced from
the application).

4.

Chute Street is classified in the District Plan as an ‘Other’ road with a posted speed limit of
50kph in this locality. It has a legal width of 20m+. The carriageway is approximately 3.4m
formed in seal. The road has grass swales on either side and there is a concrete footpath on
the northern side of Chute Street opposite the subject site.

3
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5.

The residential area north and east of the subject site is comprised of properties mostly
around 1000m² in size. The surrounding residential character is predicated on residential
dwellings of mostly a single story construction. Dwellings on Chute Street are typically
centrally located on sites whereas the dwellings on Kate Street, Ketemarae Road and Fitzroy
Street, which trend northeast/southwest, are situated further towards their road frontage.
Residential uses in the vicinity are generally well established with few vacant sections being
proximate to the site.

6.

The proposed subdivision would create 8 Lots (Figure 4). Lots 1 to 6 would be situated
towards the Chute Street and gain access thereto. Lots 4 and 5 are separated by an
unformed portion of Kate Street. Situated to the rear of the site are proposed Lots 7 and 8
which will be amalgamated and gain access from the existing access to the site at the end
of Chute Street.

7.

The applicant has requested that a vehicle crossing to the Lots 1 to 6 be a matter for
consideration through a consent notice condition under s221 of the RMA so as to align with
the time of building and complement the orientation and design of any dwelling that is
constructed.

8.

The applicant has indicated that lots would be connected to reticulated wastewater and
water services and has provided correspondence from Council engineers in their proposal.

9.

In regard to wastewater, the applicant proposes an easement in gross in favour of Council
for the sewer main that runs within the site adjacent to the eastern boundary. The proposal
is to connect Lots 1 to 5 to the sewer main which runs along the southern side of Chute
Street.

10.

Regarding water supply, the applicant would extend a watermain along the Southern side
of Chute Street where connections would be required along with new fire hydrants in
accordance with the design of the water main upgrade. The applicant anticipates conditions
to that effect.

11.

It is proposed that any future stormwater from lots is managed onsite. The applicant has
provided an assessment from Cottage Valley Design Limited which highlights that all sites
have soil conditions suitable for onsite management of stormwater requirements and that
either shallow soakage beds or lined soak holes would be suitable. This report further
identifies that all sites will provide flood-free building platforms considering their relative
elevation, slope and distance from waterways.

12.

A geotechnical assessment has been carried out at all proposed lots with the finding being
documented in a report contained in the application from Cottage Valley Design Limited.
This report highlights that the underlying Taranaki Sandy Clay soil, below a depth of 1.5m –
1.7m from the surface, at the test locations meet the NZS3604 definition of ‘Good Ground’
for foundations. As such, standard NZS3604 foundations would be suitable on these sites if
founded at this level. It further identifies alternative foundation design being such as of Rib
Raft construction. The report, however, recommends that all sites have additional soil
investigations undertaken at the location of any proposed building.

4

167

Extraordinary Environment and Hearings Committee - Land Use Consent Report

2

Figure 4: Proposed plan of subdivision (Sourced from the application).

Status of the Application
South Taranaki District Plan
13.

The property is located within the Rural Zone and within the Hāwera Aerodrome Horizontal
Control Surface. To the west of the site is the commencement of an unnamed tributary of
Waihi Stream. Chute Street and Hunter Street, to the south, are identified as ‘Other Roads’
on Urban Planning Map 11a (Figure 5).

Figure 5: Urban planning map 11a.
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14.

Subdivision in all Zones is a Controlled Activity under Rule 9.1.2, provided the performance
standards in Section 9.2 are met.

15.

The proposed subdivision would create more than four allotments that would not meet the
minimum allotment (4000m²) or the balance allotment size requirement of 20 hectares for
the Rural Zone under Performance Standard 9.2.1. Accordingly, the application is considered
as a Discretionary Activity under Rule 9.1.4(a) which states:
Unless listed elsewhere in the District Plan, any activity (including any subdivision of land),
which does not meet one or more of the performance standards in Section 9.2.

16.

The proposal is further considered a Discretionary Activity as the rural crossing standards in
performance standard 9.2.3 cannot be achieved given the residential scale of the proposal.

17.

The applicant is further seeking land use consent for non compliance with performance
standard 3.2.2 as future buildings on Lot 1 to 6 would be located within the Rural Zone
boundary setbacks. The applicant proposes reducing setbacks on Lots 1 to 6 to be generally
consistent with those of the Residential Zone. On this matter, consent is required as a
Restricted Discretionary Activity under Rule 3.1.3(a) which states.
Unless listed elsewhere in the District Plan, any permitted activity listed in Section 3.1.1
which does not meet one or more of the performance standards in Section 3.2.

18.

In regard to Rule 3.1.3(a), matters to which Council restricts its discretion are:
Avoiding, remedying or mitigating of actual or potential effects deriving from noncompliance
with the particular performance standard(s) that is not met, except where specifically
identified in other rules below.

19.

The full text of the relevant rules and performance standards for the Rural Zone is attached
in Appendix 1.

20.

The applicant has requested that the application be bundled and therefore the proposal is
considered a Discretionary Activity.

Notification
21.

The proposal has been assessed against sections 95A and 95B of the Act (refer Appendix 2).
In summary:




The application does not require public notification under S95A. Although the proposed
subdivision would not comply with the required minimum balance allotment size and
future development would not comply with rural zone setbacks, the nature of the
location in which the property is located and the proposed mitigation measures –
including height controls – would reduce the adverse effects on the rural character and
amenity and on the wider landscape to a degree which is no more than minor.
While the land being subdivided is located within the rohe of Ngāti Ruanui, there are
no statutory acknowledgements within, adjacent to or likely to be affected by the
subdivision.
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22.

Accordingly, a decision to notify the application on a limited notified basis was made on
24 March 2021 with the owners and occupiers of the following properties being considered
affected.














23.

A number of persons who own properties adjacent to the proposed subdivision were
considered to be affected in terms of rural amenity and character, and the potential for
reverse sensitivity effects and reduced productive capacity.
An incomplete written approval was received from Daryl Neilson and they were served
limited notification accordingly. This was deemed incomplete given Daryl Neilson did
not state the property they occupied and owned.
As conditional written approval was received from Daniel and Angela Ogle being the
owners/occupiers of 22 Chute Street, they were served limited notification accordingly.
It is noted that the condition was that no transportable or relocatable dwellings be
located on the new lots.
Steven and Sharlene Gray, identified as the owners and occupiers of 16 Kate Street and
33 Chute Street provided written approval and in turn they are deemed not to be
affected persons.

4 Gore Street
Ōhangai Road - Lot 1 DP413349 (Assessment 1227008702)
14 Gore Street
33 Chute Street (occupier/s if different from owners who have provided written
approval)
29 Chute Street / 16 Kate Street (occupier/s if different from owners who have provided
written approval)
15 Kate Street
23 Chute Street / 75 Ketemarae Road (incomplete written approval)
22 Chute Street (conditional approval given)
69 Ketemarae Road
67 Ketemarae Road
65 Ketemarae Road
63 Ketemarae Road
59 Ketemarae Road

Submissions closed on 7 May 2021. No submissions were received within the notification
timeframe. As of the date of this report, no late submissions have been received by the
Council.

Reasons for the application to be heard
24.

Under the Governance Terms of Reference for the Environment and Hearings Committee,
the primary role of the Committee is to oversee the Council’s obligations under the Resource
Management Act 1991. The Committee has delegated authority to hear and decide resource
consent applications and where the Group Manager Environmental Services considers that
there are potential community effects and/or policy implications in respect of the District
Plan, the application is to be presented to the Committee for their determination.

25.

As the proposal was not subject to any submissions, the proposal could have been decided
under delegated by the Group Manager Environmental Services. However, as the proposal
involves undersized rural lots, it is considered a change in the District Plan’s policy direction
and more appropriately heard and decided by the Committee.

7
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26.

The Committee has indicated that it is concerned about the number of applications being
lodged where the minimum lot sizes for the Rural Zone are not being met. As such
subdivision has wider policy implications in terms of the District Plan, all such applications
are now heard by the Committee.

Assessment of the Application
Statutory Requirements
27.

Sections 104 and 104B of the RMA collectively outline the process for determining a
resource consent application for a Discretionary Activity. Section 104 states that the consent
authority must have regard to:
(a) any actual and potential effects on the environment of allowing the activity; and
(ab) any measure proposed or agreed to by the applicant for the purpose of ensuring
positive effects on the environment to offset or compensate for any adverse effects on
the environment that will or may result from allowing the activity; and
(b) any relevant provisions of—
(i) a national environmental standard:
(ii) other regulations:
(iii) a national policy statement:
(iv) a New Zealand coastal policy statement:
(v) a regional policy statement or proposed regional policy statement:
(vi) a plan or proposed plan; and
(c) any other matter the consent authority considers relevant and reasonably necessary
to determine the application.

28.

Section 104B specifies that the authority may grant or refuse the application and, if it grants
consent, may impose conditions under section 108 of the RMA (which in turn references
section 220 of the RMA – condition of subdivision consents).

29.

Section 106 specifies that the consent authority may refuse subdivision consent in certain
circumstances, where there is a significant risk from natural hazards or where sufficient
provision has not been made for legal and physical access to each lot that would be created
by the subdivision.

South Taranaki District Plan
30.

The South Taranaki District Plan is the main document that sets the framework for managing
land use and development within the District. The Plan was publicly notified on 15 August
2015, decisions on submissions were publicly notified on 5 November 2016, and it became
fully operative following resolution of appeals to those decisions on 22 January 2021.
Notably, this application was lodged with the Council after this date.

31.

The Plan includes objectives, policies, rules and performance standards that control how
land is subdivided and developed. The land is located within the Rural Zone and therefore
the following objectives and policies are considered relevant to the application in guiding
the consideration of, decision on, and any conditions applied – should consent be granted:
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Section 2.1 Rural Zone
Objectives
2.1.3

To ensure subdivision, land use and development in the rural environment is of a
nature, scale, intensity and location that maintains and enhances rural character
and amenity values.

2.1.4

To enable the efficient and effective functioning of farming and rural based
activities, and ensure that activities are not inhibited by adverse effects of new
incompatible land uses.

Policies
Rural Subdivision
2.1.5

Provide for rural subdivision at a scale, design and intensity where it is compatible
with the character and qualities of the surrounding environment, and limit more
intensive or poorly designed subdivision where the character and qualities would
be degraded or compromised.

2.1.6

Manage larger-scale and more intensive subdivision, land use and development to
maintain and, where appropriate, enhance the attributes that contribute to rural
character and amenity values, including:
(a) Productive working landscape.
(b) Predominance of vegetation of varying types (pasture, crops, forestry, amenity
plantings) over buildings.
(c) Varying forms, scales and separation of buildings and structures associated
with the use of the land.
(d) Low population density relative to urban areas.
(e) On-site servicing and a general lack of urban infrastructure such as street
lighting and footpaths.

Rural Amenity and Character
2.1.9

Ensure that new land use activities are of a nature, scale, intensity and location
consistent with maintaining the character and amenity of the rural environment,
and avoids or mitigates potential reverse sensitivity effects.

Land Use Activities
2.1.12

Minimise, and where possible, avoid subdivision, land use and development that
has the potential to inhibit the efficient use and development of versatile land for
farming purposes or other lawfully established rural activities or rural industrial
activities in an adjoining Rural Industrial Zone.

9
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Buildings (Location, Design and Setbacks)
2.1.13

Reduce obtrusive built elements in the rural environment by integrating building
location and design with the surrounding landform and landscape qualities, while
recognising that the location and design of some buildings, and infrastructure is
influenced by their function and/or resource constraints.

2.1.14

Avoid, remedy or mitigate adverse effects on rural privacy and rural character in
the Rural Zone by maintaining road and site boundary setbacks for all buildings,
while recognising that the degree of privacy and rural spaciousness is different in
areas comprising existing smaller rural-residential lots.

2.1.15

Manage potential reverse sensitivity conflict between farming, other rural
activities and sensitive activities through appropriate separation distances or other
measures, while giving priority to existing lawfully established activities.

Health, Safety and Traffic
2.1.19

Control the scale, intensity, size and design of rural subdivision and land
development so that on-site wastewater treatment and disposal systems do not
result in contamination of soil, groundwater or other natural resources.

2.1.20

Ensure that rural residences can access on-site sufficient quantities of potable
water to avoid risks to human health and amenity.

Section 2.10
Objectives
Energy
2.10.8

To promote energy efficient development and travel patterns.

Policies
Energy Efficiency in Transport and Development
2.10.21 Ensure that land use planning and infrastructure design is carried out in a manner
that seeks to provide for optimum energy efficiency.
2.10.23 Encourage optimum energy efficient development, subdivision patterns, site
orientation and building design.
32.

The objectives for the Rural Zone seek to ensure that activities in the rural environment are
compatible with rural character and amenity values and do not affect the efficient and
effective functioning of rural activities.

33.

The policies seek to enable rural subdivision where the scale, design and intensity is
compatible with the surrounding environment and does not affect the efficient use and
development of versatile land for rural purposes. Controls on bulk and location seek to
ensure rural character and privacy is maintained and avoid reverse sensitivity conflicts.
Provision is to be made for services, recognising the rural nature of the environment.
10
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34.

The rules relating to subdivision are contained within Section 9 of the District Plan which in
turn cross-references other parts of the Plan. As a discretionary activity, consideration is not
limited to any particular matters and there are no assessment matters for subdivision given
in Part 20.5 of the Plan. Nevertheless, the matters over which control is reserved for
controlled activities give an indication of the issues to be addressed (as relevant):
(i)
(ii)

Design, layout, shape and location of lots.
Infrastructure and services, including water supply (including firefighting water
supply), wastewater systems, stormwater control and disposal, telecommunications
and electricity.
(iii) Transport infrastructure and traffic effects, including roads and access, and the
capacity of the roading network to cope with additional vehicle movements and road
upgrade requirements.
(iv) Provision of reserves, esplanade reserves/strips, access strips, including connections to
existing and future reserves.
(v) Avoidance or mitigation of natural hazards.
(vi) Effects on significant sites and features, including natural, cultural, historic heritage
and waterbodies.
(vii) Management of construction effects, including traffic movements, hours of operation,
noise, earthworks and erosion and sediment control.
(viii) The management of potential reverse sensitivity effects on existing land uses,
including network utilities. These effects could include but not limited to noise,
vibration, odour, dust and visual effects.
(ix) Reverse sensitivity effects resulting from the location of residential or commercial
allotments in the vicinity of petroleum exploration and/or production activities, or
largescale renewable electricity generation activities.
(x) Energy efficiency, such as whether the subdivision road and lot layouts make efficient
use of existing transport links; minimises vehicle trips and reliance of private motor
vehicles and whether lot dimensions facilitate the siting and design of dwellings that
can maximise use of passive solar energy.
(xi) Compliance with the Council’s Land development and Subdivision Infrastructure
requirements.
(xii) Those matters described in Section 108 and 220 of the RMA.
35.

However, the main effects with regard to this application relate to the non-compliance in
terms of proposed allotment sizes; landscape, character and visual amenity; the
fragmentation of rural land; the functioning of surrounding rural land, services and vehicle
access.

Size of the Proposed Allotments
36.

The District Plan recognises that the rural environment has been, and continues to be used,
predominantly for productive purposes – such as dairy farming and other complementary
rural activities. These ‘traditional’ rural activities have shaped the character and amenity of
rural areas, resulting in attributes such as a productive, working landscape, with a
predominance of vegetation over built form and low population density. Buildings and
structures vary in form and are generally functional representing the needs of the
productive land use. Services are provided on-site and there is a general lack of
infrastructure such as footpaths and streetlights.
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37.

I note that the above description is one for the rural environment generally. In this regard,
and as further addressed below regarding landscape character, the subject site presents a
more unique situation to that elsewhere in the Rural Zone. Notably, the subjective site is
proximate to Council waters infrastructure, has a frontage to an urban street and residential
uses proximate to two of its four boundaries.

38.

It is recognised that the purpose of the Rural Zone is to provide for productive land uses and
that small lot subdivision can have negative effects, not only by fragmenting productive
land, but also by affecting the functioning of ‘traditional’ rural land uses through reverse
sensitivity – that is, the expectation of urban amenity within a rural environment. Smaller
allotments used for residential purposes can negatively impact on rural character and
amenity (which are largely a result of traditional rural land uses) by creating effects that are
not compatible with the values of the rural environment.

39.

Accordingly, the Plan seeks to enable rural lifestyle opportunities where these are of a size,
intensity and scale that are consistent with the values that contribute to rural character and
amenity, and such that productive land uses are not compromised. The Plan provides for
smaller allotments (no less than 4000m2 in area) provided that the balance is of sufficient
area (20ha) to continue to be able to be used for productive purposes (performance
standard 9.2.1(1)). Performance standard 9.2.1(1) further limits additional allotments to
four.

40.

The proposed subdivision would create 6 lots (Lots 1 to 6) of 1011m², one lot of 1.01ha
(Lot 7) and another of 5100m² (Lot 8). As such, overall the proposal does not satisfy the
required minimum lot size and balance areas.

41.

The District Plan also includes bulk and location controls that are designed to recognise the
more open nature of the rural environment and the need to avoid reverse sensitivity issues.
These include the number of dwelling units that may be erected, setbacks to boundaries
and to rural activities on other sites, height and daylighting controls.

42.

Sites with an area of less than 20ha may only have one dwelling erected as a permitted
activity (performance standard 3.2.1(1)). Therefore, currently only two dwellings could be
erected on this subject site (i.e. one on each of the current Lots). If granted, the subdivision
would enable the erection of a further 6 dwellings, along with the wider development
(vehicle crossing, driveway, garages etc) associated with it.

43.

The existing urban character proximate to the site is a key factor for consideration in the
context of the lot sizes proposed. The proposal rests on the immediate edge of a residential
zone with residential dwellings along the full length of the eastern boundary and further
established residential zoning on the northern side of Chute Street with unformed legal
roads bordering the remaining boundaries.

44.

Connecting to Council services provides for an efficient use of infrastructure without placing
a burden on the ratepaying public more generally.
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Landscape, Character and Visual Amenity
45.

The Plan outlines the factors that contribute to, and the values associated with, rural
character and amenity. These include landscape and scenic values, individual privacy, open
rural outlook and open space, the prevalence of vegetation over built form, ease of access,
clean air, unique odours, overall quietness – essentially values associated with a more
diffuse level of development than found in urban areas and supporting a productive
environment. The Plan outlines that buildings are typically low with generous setbacks from
external property boundaries and do not dominate the open space qualities of the rural
environment. Accordingly, in assessing the effects of the proposal on the environment, the
effects on these values need to be considered.

46.

Subdivision for residential development provides an avenue for considerably increasing the
density of built form, with associated effects on the landscape and general perception of
openness. There can be other effects associated with such subdivision, including increased
traffic generation and noise, and demands on infrastructure.

47.

As noted earlier, the subdivision would result in the potential to erect a further six dwellings
within the property, with associated site development. Such development can result in a
change in the character of the area by creating a higher level of built form and density of
development, and a demand for services to be upgraded to a more urban nature. The extent
of these effects is a key matter of consideration.

48.

Accordingly, the applicant has provided a landscape and visual impact assessment to
identify and assess the significance of and the effects of change resulting from the proposed
development on the landscape and on the surrounding visual amenity.

49.

The report uses the existing landscape in which the property sits as a baseline to assess how
sensitive it would be to change, considers the magnitude of change that would occur as a
result of the proposal, and assesses the significance of those changes on the values which
make up the landscape and visual environment.

50.

I note that the property is located at a rural/urban interface. Properties to the west are
being primarily characterised by pastoral farming. This outlook is framed by the rear of
residential sections located along Ketemarae Road which adjoin the sites on the eastern
boundary. To the north is further residential along Chute Street.

51.

The landscape report highlights that the landscape to the east and south is ‘distinctly urban
in character’ with lots being small within the urban framework. The report identifies larger
lots to the north-west but highlights that existing continuous boxthorn hedging along rural
road boundaries limit the sense of openness and spaciousness of the rural setting and
restrict views across the rural land. Further boxthorn hedging breaks long distance views
across the wider rural landscape.

52.

The landscape report identifies the defining landscape character of the immediate
environment as:
Urban with a restricted view of open rural character to the north and west

13

176

Extraordinary Environment and Hearings Committee - Land Use Consent Report

2
53.

Notwithstanding, the report recommends mitigation measures to address landscape and
visual effects created by the proposal including the planting of amenity trees within road
verges to continue landscape amenity and filter views towards the subject site and new
buildings being limited to a maximum height of 6.0m.

54.

The report concludes that:
The scale of development and the location, adjacent to a similar intensity maintains the
existing character. The development ensures that the new subdivision is not out of context
and is consistent with the existing local character.

55.

I consider that although the subdivision would enable residential development to occur in
the Rural Zone, a residential use along the frontage of Chute Street is appropriate given a
number of unique situations. Notably that the area has an established urban character and
street network, and the subject site is both bound and bisected by unformed legal roads. I
further consider that any adverse effects associated with visual effects and amenity could
be appropriately mitigated through the measures relating to street tree planting and limiting
the height of buildings as proposed in the Landscape and Visual Impact Assessment (LVIA).

56.

As addressed in the LVIA, residual visual effects would likely remain when viewed from a
number of residential properties in the immediate vicinity, however, these have been
assessed overall as being ‘low’ in particular following the mitigation proposed. I further note
that those who were considered as affected adjacent to the proposal have not submitted
on the proposal.

57.

Accordingly, should the Committee be minded to approve consent, conditions are
recommended to address the matter of the height of buildings and street tree planting.

58.

Furthermore, and as addressed in the LVIA, given the circumstances particular to this
application it is considered that the residential development along the frontage of Chute
Street would not create a change any greater than negligible in the overall rural nature of
the environment as experienced from further west beyond the site.

59.

Notably, Lots 7 and 8 could be retained in rural use and amalgamated. For completeness, if
in time a dwelling was established on either Lot 7 or 8 it would likely provide a further buffer
to rural land use further south and west.

Fragmentation of Rural Land
60.

Residential style subdivision in rural environments often fragments versatile land and can
undermine the viability of farming through reverse sensitivity issues. In this case, the size of
the property restricts its potential for stand-alone larger scale productive land uses generally
associated with the rural environment. However, much of the existing property is utilised as
part of farming operations to the south and west and hence the production capacity of the
site is maintained at present.

61.

I note that should consent be granted Lots 1 to 6 would remain suitable for productive land
until they are developed, notably depending on the sale and release of properties. Once
developed the sites would be taken out of productive land use and the productive capacity
of this land would be lost. Ultimately, this would be 6066m² excluding the area of unformed
legal road currently managed as part of the subject site.

14

177

Extraordinary Environment and Hearings Committee - Land Use Consent Report

2
62.

The applicant has not indicated the future use of Lots 7 and 8 other than through proposing
their amalgamation in one certificate of title. To that end, the use of Lots 7 and 8 could be
retained for productive use in their current form in conjunction with the neighbouring
property to the south.

Effects on Surrounding Rural Land Uses
63.

The District Plan does provide for smaller allotments of this size (4000m2) and therefore
contemplates that some land within the rural environment would be used for purposes
other than those which rely on the productive capacity of rural soils. Although reduced in
area, as noted above there would still be the land of Lot 7 and Lot 8 available for rural use.

64.

Although the Plan provides for some smaller allotments to be created within the Rural Zone,
the predominant use of the Rural Zone is as a productive, working environment, it
recognises the effects. Effects such as machinery noise, stock movements, odours, burning
and spraying are often necessary and usual aspects of life in a rural area, often paired with
long working hours. Accordingly, the Plan includes additional setback requirements for
dwelling units and other sensitive activities from dairy sheds, oxidation ponds and intensive
farming buildings.

65.

I note there are currently no dairy sheds, oxidation ponds or intensive farming buildings
located proximate to the subject site or within the specified separation setbacks for these
activities. Should consent be granted and dwelling units constructed on the proposed lots, I
note that there are further controls contained in the Rural Zone which would trigger the
need for resource consent should any landowner in the vicinity look to establish a dairy
shed, oxidation pond or intensive farming building.

66.

The standard boundary setback of 10m for dwelling units also provides a buffer greater than
that typical of an urban environment. Consistent with the surrounding Residential Zone plan
provisions, the applicant seeks dispensation for this down to 4.5m for road boundaries, and
a 1.5m distance for other boundaries (i.e. side and rear boundaries) for Lots 1 to 5. Bespoke
setbacks for Lot 6 boundaries are proposed.

67.

I consider that as a matter of administrative efficiency, reducing setbacks, by way of granting
land use consent concurrent with subdivision consent, is appropriate. Notwithstanding, for
completeness I will address each in turn.

68.

I consider a reduced setback for the road boundary of 4.5m in line with the Residential Zone
performance standard is in keeping with the surrounding established residential
environment and therefore appropriate. Likewise, I consider a side boundary setback of
1.5m appropriate noting with the exception of the boundary of Lot 6 and 22 Chute Street
these are internal to the proposal at hand. Furthermore, given the size of Lots 1 to 6 it is
anticipated that residential uses similar to those in the surrounding area would prevail on
each of these lots and a reduced setback would therefore be consistent with the
surrounding residential character.

69.

In regard to a 1.5m rear boundary setback for Lots 1 to 6, I note that these are internal to
the proposal at hand being exclusively a setback with either Lot 7 or 8.
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70.

On this basis, it is considered that the proposed subdivision and subsequent residential
development of Lot 1 - 6 would not inhibit the efficient and effective functioning of rural
activities within the wider rural environment or in the immediate rural area to the west and
south.

Utilities and services
71.

Performance standard 9.2.2(1) of the Proposed District Plan requires all Lots to connect to
a public service (water supply, sewerage and/or drainage) where available within 200m of
any lot within a subdivision, unless it can be demonstrated that there is a more sustainable
option available. Performance Standards 9.2.2(2) provides for lots to be self-sufficient
where a service is not available.

72.

The application has been reviewed by the Council’s Development Engineer who has advised
on water supply, wastewater and stormwater drainage. These matters are addressed in turn
in the following paragraphs.

Water supply:
73.

The applicant has indicated that Lots 1 to 6 would be connected to reticulated water services
and has provided correspondence from Council’s Development Engineer in their proposal.
The applicant proposes a new water main along the northern aspect of the site within the
Chute Street road reserve to facilitate connection to Council’s reticulated water supply.

74.

Council’s Development Engineer has reviewed the proposal with respect to water supply
and has made recommendations on this matter.

75.

The proposal will require the installation of a new water main to run along the northern
aspect of the site within the Chute Street Road reserve. This would be connected to the
existing 100mm main on the northern side of Chute Street, run past Lots 1 to 6 on the
eastern side of the subject site and link to the 20mm rider main proximate to the northern
corner of Chute and Gore Street. Whilst the lots are within a minimum distance for
firefighting from an existing fire hydrant, a new fire hydrant for flushing purposes along the
new main is further recommended as a condition, should consent be granted.

76.

Accordingly, conditions requiring the provision of detailed engineering drawings to the
Group Manager Environmental Services for approval prior to installation of this new water
main, the installation of the new main proper, and connection of Lots 1 to 6 thereto are
recommended should consent be granted.

77.

In regard to Lots 7 and 8, a condition requiring each of these allotments to be self-sufficient
in terms of water supply is recommended should consent be granted.

Wastewater:
78.

The applicant proposes that Lots 1 to 5 connect to the existing wastewater main along Chute
Street. Council’s Development Engineer advises that a preliminary design detailing how the
lots would be connected to the main be provided to Council and approved by the Group
Manager Environmental Services (or their nominee) prior to any work associated with the
connections commencing.
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79.

Lot 6 and an amalgamated Lot 7 and 8 could connect to the wastewater main that runs
parallel to the eastern boundary of the site. The applicant proposes an easement in gross to
protect the wastewater line through the site. There is no existing easement for this and as
such the location of this easement will require confirmation by survey.

Stormwater:
80.

The applicant has provided a geotechnical report which also addresses stormwater.
Preliminary investigations at each of the lots indicate that suitable onsite management of
stormwater could be achieved. In particular the report notes:
All sites have soil conditions suitable for the on-site management of stormwater
requirements. It is considered that shallow soakage beds or lined soakholes or would
suitable.

81.

Conditions of consent are recommended accordingly requiring onsite management of
stormwater, should consent be granted. It is recommended that these conditions are
further addressed through consent notices on each lot.

Vehicle Access
82.

Performance standard 9.2.3(1) requires all Lots to provide vehicle access in accordance with
the Council’s relevant vehicle crossing specifications to a formed legal road. Performance
Standard 9.2.3(2) specifies that all development and subdivision design and construction is
to be undertaken in accordance with NZS 4404:2010 Land Development and Subdivision
Infrastructure (including the NPDC & STDC - Local Amendments August 2013).

83.

Lots 1 to 6 have direct access to Chute Street and urban vehicle crossings are considered
most appropriate in this location. The applicant intends not to form the crossings and has
instead offered up these being a matter for addressing via consent notice and for
consideration at the time of building consent for any dwellings on Lots 1 to 6.

84.

Council’s Development Engineer has advised that given the width of proposed Lots 1 to 6
there are not many locations for compliant crossings. Accordingly, the development
engineer considers that the vehicle crossings should be constructed through this subdivision
at s224.

85.

I concur with the Development Engineer’s view of the appropriate time for establishing
vehicle crossings. Developing these at one point in time will offer efficiencies and give
certainty as to their formation and location. Delaying this matter to point of building consent
would place a burden on future owners of Lots 1 to 6.

86.

Accordingly, conditions are recommended (should consent be granted) requiring urban
standard vehicle crossings be installed for each of Lots 1 to 6 and for the general location of
these to be determined therein.

87.

Council’s Development Engineer further advises that being a non-exit low volume road the
existing access to the site off Gore Street is deemed compliant. This will serve the
amalgamated Lots 7 and 8.
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Other Section 104 Matters
Part 2
88.

All resource consent applications are subject to Part 2 of the RMA. This part sets out the
purpose and principles of the Act (section 5), the matters of national importance (section
6), and other matters (section 7) to which all persons exercising functions and powers under
the RMA must have regard or take into account. Section 8 specifies that the principles of the
Treaty of Waitangi (Te Tiriti o Waitangi) are to be taken into account.

89.

In assessing this application, section 5 (the purpose of the Act), and sections 7(b), (c) and (f)
(the efficient use and development of natural and physical resources, amenity values,
quality of the environment) have been specifically considered.

90.

The proposed subdivision would essentially subdivide existing Rural allotments, creating six
new allotments that would be developed for residential purposes. Consideration has been
given to the potential adverse effects of the subdivision and subsequent development on
the character and amenity of the area and on the productive use of adjacent land.

91.

In regard to character and amenity, the applicant has provided a landscape assessment
which confirms the fundamental character of this location as being urban, noting in
particular the urban road network and surrounding established residential use adjacent two
of the three site boundaries. I further note that the proposed lots are of a size and dimension
consistent with the residential properties in this locale. A control on the maximum height of
6m for any buildings located on Lots 1 to 8 as proffered by the application would reduce the
effects of any built form further and notably street tree planting would assist in retaining
the urban character.

92.

Reduced setbacks for Lots 1 to 6 are considered both appropriate and necessary to facilitate
the future development of these lots in particular given their size. I note the setbacks
proffered by the applicant, being 4.5m for the road boundary and 1.5m for ‘other’ (rear and
side) boundaries as consistent with those in the residential zone and that the surrounding
residential zone sites typically achieve these standards. I further consider there are
administrative efficiencies in approving these infringements concurrent with this
subdivision consent.

93.

Notwithstanding the urban character of the area, the existing property is utilised in part for
a productive rural purpose in conjunction with property in the wider vicinity, its location
proximate to established residential uses and presence of unformed legal roads which
would otherwise dictate larger (10m) setbacks essentially restricts the nature of productive
activities that could be undertaken within it as of right. Whilst the development of the
allotments along Chute Street would reduce the area available for arable use, land on the
balance Lots 7 and 8 would still be able to be used for its existing purpose.

94.

The new lots can be connected to reticulated wastewater and water supply with some
limited extension to services. This reflects an efficient use of Council infrastructure. I further
note that costs of extending infrastructure would be borne by the developer.
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National Environmental Standards
95.

With regard to National Environmental Standards, the applicant has given specific
consideration to the Resource Management (National Environmental Standard for Assessing
and Managing Contaminants in Soil to Protect Human Health) Regulations 2011 (NESCS).
The NESCS applies when a person wants to remove a fuel storage system, sample the soil,
subdivide or change the use of a piece of land that is, has been (or more likely than not) had
an activity described in the HAIL1.

96.

In particular the applicant has provided, in response to a s92 request, a Preliminary Site
Investigation. This is given the subject site has had a history of pastoral land use. The report,
prepared by Geo & Hydro – K8 Ltd, concludes that based on the site’s history of land use, it
is highly unlikely that the soil contains contaminants exceeding the soil contaminant
standards set by the NES for residential land use.

97.

The aforementioned report further concludes that it is highly unlikely for the soil to pose a
risk to human health and confirms that the activity is permitted under the NES.

National Policy Statement for Urban Development (NPS UD) 2020
98.

I note that the applicant has provided, in response to a s92 request, an assessment of the
NPS Urban Development Capacity 2016 rather than its replacement document the NPS UD
2020 as requested.

99.

The NPS UD 2020 places a particular focus on well functioning urban environments. Overall,
I consider that the proposal will contribute to achieving this. Smaller lots along Chute Street
in this locale represent a more favourable use of the land than if a single dwelling were
constructed on each of the current lots. In this regard I note the site is bound by roads and
existing residential development and as such lends itself to residential development.

100. Furthermore, as the application and s92 response highlight, the proposal represents an
effective use of the current roading network and Council water services in the vicinity. The
proposal will utilise existing water and wasterwater services and the extension of these is
within an urban setting and context. The proposal also utilises an existing urban road
network.
Regional Policy Statements and Plans
101. District Plans are required to give effect to Regional Policy Statements and not be
inconsistent with Regional Plans. The Proposed South Taranaki District Plan includes
objectives, policies and methods to give effect to the Regional Policy Statement (RPS) for
Taranaki, as outlined earlier in this report. Overall, it is considered that the proposal would
be consistent with the relevant Objectives and Policies of the RPS notably relating to the use
and development of resources, land and soil, and the built environment.
102. The Regional Freshwater Plan for Taranaki 2001 includes controls on discharges of
stormwater that would need to be complied with when developing the proposed lots.

1

Ministry for the Environment - Hazardous Activities and Industries List (HAIL): October 2011
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Iwi planning documents
103. The Ngāti Ruanui Environmental Management Plan has also been considered. This plan
articulates various Resource Management Issues across a range of matters. Whilst the plan
is to be read as a whole, Section 3 (Whenuakura – The land) particularly relates to
subdivision. Notably, the policy titled ‘Rural and Coastal Subdivision Policy’ reflects that
subdivisions occur in environments that are already modified and, of relevance to the
proposal at hand, seeks particular consideration to the management of stormwater and
wastewater alongside other matters such as appropriate minimum lot sizes.
104. Regarding this policy I note that proposed Lots 1 to 6 would connect to Council’s wastewater
network and the applicant has indicated that stormwater can be managed via discharge to
ground.
105. The aforementioned policy further highlights the Ngāti Ruanui expectation for early
consultation on all subdivisions irrespective of resource consent activity status. The
applicant has noted consultation with Graham Young of Ngāti Ruanui within their
application and states that the subdivision was supported. For completeness, I note no
written approval was provided to that effect.

Section 106 Matters
106. There are no hazard areas identified in the District Plan that affect the site. The property is
predominantly flat in nature and slopes gently to the west. A small unnamed tributary of
the Waihi Stream runs west of the site
107. The applicant has provided a Geotechnical report which highlights that the underlying
Taranaki Sandy Clay soil, below a depth of 1.5m – 1.7m from the surface, at the test locations
meet the NZS3604 definition of ‘Good Ground’ for foundations. It concludes that standard
NZS3604 foundations would be suitable on these sites if founded at this level. It further
identifies alternative foundation design being such as of Rib Raft construction.
108. The report, however, recommends that all sites have additional soil investigations
undertaken at the location of any proposed building. Accordingly, Council’s Development
Engineer has recommended that a consent notice be imposed on Lots 1 to 8 which would
necessitate further investigation before the construction of any dwellings.
109. The matter of legal and physical access to the site has been discussed above and vehicle
access can be provided to Lots 1 to 6 via the construction of new access ways and the
existing site access which can serve amalgamated Lot 7 and 8.

Whakakapia / Conclusion
110. CFN Development Ltd have applied for a resource consent to subdivide the property at
Chute Street, Normanby (Lot 15 DP 2542 and Part Lot 17 DP 2542), creating 8 allotments.
The applicant has further sought a reduction in setbacks. The proposal is considered as a
Discretionary Activity as the required balance area of 20ha would not be provided, minimum
lot sizes would not be satisfied and given more than 4 additional allotments would be
created.
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111. The effects of the proposal have been considered; in particular, effects on the character and
amenity of the area, the fragmentation of rural land and effects on surrounding land use,
the productive capacity of land, services and roading. Consideration has also been given to
the landscape and character of the immediate and wider landscape. Overall, it is concluded
that adverse effects of the subdivision and subsequent development of the land can be
mitigated through the imposition of appropriate conditions of consent and are no more than
minor.
112. Therefore, it is recommended that the application be approved, subject to the
recommended conditions and advice notes.

Taunakitanga / Recommenda on(s)
THAT the Environment and Hearings Committee;
1)

Grant consent to CFN Development Ltd to subdivide the property at Chute Street, Normanby
(Lot 15 DP 2542 and Part Lot 17 DP 2542) into 8 lots, in accordance with Sections 104, 104B,
108 and 220 of the Resource Management Act 1991; and

2)

Grant land use consent to CFN Development Ltd for reduced setbacks for buildings on
Proposed Lots 1 to 6 at Chute Street, Normanby (being a subdivision of Lot 15 DP 2542 and
Part Lot 17 DP 2542) in accordance with Sections 104, 104B and 108 of the Resource
Management Act 1991. This land use consent provides for:




The erection of buildings no closer than 4.5m from road boundaries of Lots 1 to 6
(inclusive of unformed legal roads);
The erection of buildings on lots 1 to 6 no closer than 1.5m to any other site boundary,
excluding the eastern boundary of Lot 6; and
The erection of buildings on Lot 6 no closer than 5m to the boundary with Part Lot 17
DP 2542.

For the following reasons:
1.

2.

3.
4.

The proposed subdivision would not, subject to the recommended conditions, adversely
affect the rural character or amenity or the efficient and effective functioning of farming
and rural-based activities in the locality to a degree that is more than minor.
Subject to conditions of consent water, wastewater services and vehicle access can be
provided to the lots in an appropriate manner and stormwater can be managed
appropriately onsite.
Reduced setbacks would be appropriate in the context of the residential character of Chute
Street and the surrounding area.
The proposed subdivision would not be inconsistent with the relevant objectives and
policies of the Proposed South Taranaki District Plan and would be in accordance with the
purpose and principles of the Resource Management Act 1991.
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Subject to the following conditions:
General
1.

That the activity is carried out in general accordance with the information and plans details
provided with the application on 3 February 2021 to the South Taranaki District Council as
part of the resource consent application.

2.

That all works shall be designed and undertaken in accordance with the requirements of the
South Taranaki District Plan 2015, NZS 4404:2010 Land Development and Subdivision
Infrastructure (including the NPDC & STDC - Local Amendments August 2013), and to the
satisfaction of the Council.

Subdivision Conditions
3.

At the time of Section 223 certification, the following easement must be expressed on the
survey plan as follows:
a) An easement in gross for the right to drain sewage for the wastewater main proximate
to the eastern boundary of the site.

Amalgamation
4.

At the time of Section 223 certification the following amalgamation condition must be
expressed on the survey plan as follows:
a) That Lot 7 and 8 hereon be held in one record of title.

Water Supply
5.

6.
7.
8.
9.

That a new 150mm water main is installed within the road reserve along the full length of
the subject site connecting to the 100mm main serving the northern side of Chute Street
and linked to the 20mm proximate to the northern corner of Chute and George Street in
accordance with NZS4404:2010 and all other relevant standards.
A new fire hydrant for flushing purposes shall be installed in accordance with NZS4404:2010
and all other relevant standards along the new main required by Condition 5 of this decision.
That detailed engineering drawings are submitted to the Group Manager Environmental
Services (or their nominee) for approval prior to the construction
That Lots 1 - 6 are connected to the Council’s water supply.
That Lots 7 and 8 are self-sufficient in the provision of a potable water supply and that there
is no cross-boundary water supply between the allotments.

Stormwater
10.

That all Lots are self-sufficient in terms of stormwater disposal and that the provision of this
service shall not generate any cross-boundary effects, including secondary flow paths.

Wastewater
11.

That each allotment is self-sufficient in terms of the on-site treatment of wastewater and
that the provision of this service does not generate any cross-boundary effects.
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Utilities
12.

That all new utility connections to the allotments shall be provided underground.

Vehicle access
13.

That at the time of Section 224 certification vehicle crossings for Lots 1-6 are constructed to
an urban vehicle crossing standard.

14.

That at the time of Section 224 certification the vehicle crossings for Lots 1, 4 and 6 required
under condition 12 are constructed proximate to their eastern boundaries.

15.

That at the time of Section 224 certification the vehicle crossing for Lot 5 is constructed
proximate to the western boundary.

Street Tree Planting
16.

That no later than three months following the decision date a street tree planting plan is
prepared and submitted to the Group Manager Environmental Services (or nominee) for
approval. The plan shall include:
a) The plant species (being of a suitable species noting the presence of underground
services).
b) Location and spacing of plants.
c) Size of plants at installation and necessary staking requirements.
d) Timing of planting.

17.

That planting shall be undertaken in accordance with the approved plan, within the agreed
timeframes.

Development Controls
18.

That pursuant to section 221 of the Resource Management Act 1991, the following consent
notices shall be registered against the Record of Title for Lots 1 to 8:
(a) That prior to the construction of any dwellings on Lots 1-8 DP XXXXXX, further soil testing
shall be undertaken within the area that would be occupied by the dwelling and any
recommendations arising from that testing shall be implemented accordingly.
(b) Any building constructed on Lot 1 to 8, shall have a height of no more than 6m, measured
above the natural ground level.

19.

That pursuant to section 221 of the Resource Management Act 1991, the following consent
notices shall be registered against the Record of Title for Lots 1 to 5:
(a) Any building on Lot 1 to 5 DP XXXXXX shall be setback at least 4.5m from road boundaries
(inclusive of any Unformed Legal Road).
(b) Any building on Lot 1 to 5 DP XXXXXX shall be setback at least 1.5m from private
boundaries.
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20.

That pursuant to section 221 of the Resource Management Act 1991, the following consent
notices shall be registered against the Record of Title for Lot 6:
(a) Any building on Lot 6 DP XXXXXX shall be setback at least 4.5m from road boundaries
(inclusive of any Unformed Legal Road).
(b) Any building on Lot 6 DP XXXXXX shall be setback at least 5m from the shared boundary
with Part Lot 17 DP 2542.
(c) Any building on Lot 6 DP XXXXXX shall be setback at least 1.5m from private boundaries.

Advice Notes
1.

Vehicle Crossings
To construct a new, or upgrade an existing vehicle crossing, an application to the Council is
required. An application fee is required per vehicle crossing for approval and inspections,
which must be paid when submitting the application. Forms are available from the Council.

2.

Connection to Council Services
Where a new connection for water or sewerage is required, an application for a service and
infrastructure connection to the existing Council services is required. All works shall be
undertaken by a Council approved contractor and an as-built plan provided.

3.

Works within Road Reserve
Any excavation that takes place within road reserve as a result of this subdivision will require
an approved Corridor Access Request (CAR). Applications can be made via the website
https://www.beforeudig.co.nz/nz/home or 0800 248 344. A CAR along with a Traffic
Management Plan must be submitted a minimum of 5 working days before an operator
intends to start work for minor works or 15 working days for major works and project works.

4.

Requirements of the Heritage New Zealand Pouhere Taonga Act 2014
Council has no records of an archaeological site on this property. However, the consent
holder should be aware that the Heritage New Zealand Pouhere Taonga Act 2014 includes
requirements with regard to the modification or destruction of archaeological sites (as
defined by that Act – whether previously identified or not). If during the exercise of this
consent any archaeological site is uncovered, work must stop and permission obtained from
Heritage New Zealand Pouhere Taonga, including any consultation with Iwi required.

5.

Earthworks
NZS4431 is applicable to the construction of earth fills for residential development including
roading.

Giles Boundy

[Seen by]
Liam Dagg

Kaimahere Whakawhiti Whakaaro / Kaiarataki Taiao /
Consultant Planner
Group Manager Environmental Services
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APPENDIX 1 – PROPOSED DISTRICT PLAN REQUIREMENTS
This application for has been assessed under the provisions of the South Taranaki District Plan
2015, which became fully operative on 22 January 2021.
SECTION 9: SUBDIVISION AND DEVELOPMENT RULES
9.1

CATEGORIES OF ACTIVITIES

9.1.4 DISCRETIONARY ACTIVITIES
(a)

Unless listed elsewhere in the District Plan, any activity (including any subdivision of land),
which does not meet one or more of the performance standards in Section 9.2.

9.2

PERFORMANCE STANDARDS

All activities shall comply with the following requirements (in addition to the rules and permitted
activity performance standards for each Zone).
9.2.1 Lot Design and Parameters
1.

Any subdivision shall comply with all of the following standards for the respective Zone:

Zone

Minimum
Lot Size

Rural Zone

4,000m2

Maximum No.
of Additional
Lots that can be
created
4

Minimum
Balance
Lot Size

Minimum
Shape
Factor

20 ha

N/A

Additional requirements

All lots shall demonstrate that
development can comply with
the permitted activity standards
for the Zone.

SECTION 3: RURAL ZONE RULES
3.2.2
1.

Bulk and Location
Buildings shall comply with the height and location requirements in Table 1:
Type
of Minimum
activity
setback:
State
Highway
Dwelling
unit, home
occupation
and other
sensitive
activities

20 m

Minimum
setback:
Road
boundary
10 m

Minimum
Maximum Additional setbacks/
setback:
height
requirements
Other site
(Minimum setbacks)
boundaries
10 m

10 m

 300m from intensive
farming buildings on any
other site under separate
ownership.
 150m from piggery
effluent or human
effluent storage and
treatment facilities.
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Type
of Minimum
activity
setback:
State
Highway

Minimum
setback:
Road
boundary

Minimum
Maximum Additional setbacks/
setback:
height
requirements
Other site
(Minimum setbacks)
boundaries
 150m from any
dairy/milking shed, solid
and liquid animal storage
and treatment facilities
or soil or aggregate
extraction (eg. quarries)
on any other site not in
the same ownership.
 40m from the edge of
existing plantation
forestry on any other site
under separate
ownership.
 10m from rail corridor
boundary.
 50m from a Significant
Waterbody in Schedule 5
identified with natural
hazard values, and 30m
from all other Significant
Waterbodies in Schedule
5.

Farm and
other
buildings

10m

10m

5m

15m

 100m from the Pātea
River.
 10m from rail corridor
boundary.
 50m from a Significant
Waterbody in Schedule 5
identified with natural
hazard values, and 30m
from all other Significant
Waterbodies in Schedule
5.
 100m from the Pātea
River.

2.

Building Recession Plane: Buildings shall be contained within a building recession plane from
points 3m above the site boundaries, as shown in Section 4: Residential Zone Appendix 1.
Except that:
(i)

The recession plane shall not apply to road boundaries.
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9.2.2 Utilities and Services
1.

Where public water, sewerage and/or drainage services are available within 200m of any
boundary of any lot of a proposed subdivision or site of a proposed development, all lots
and developments shall be connected to such available services at the time of subdivision
or development, unless it can be demonstrated that there is a more sustainable option.

2.

Where public water, sewerage and/or drainage services are not available within 200m of a
proposed subdivision or development, all lots or sites shall be self-sufficient in terms of
water supply (including firefighting water supply), drainage and effluent disposal. Sufficient
regard to suitability in respect of topography, soils, water tables and proximity to water
bodies must be demonstrated.
Note: SNZ PAS 4509:2008 New Zealand Fire Service Firefighting Water Supplies Code of
Practice should be consulted when determining the most appropriate design for firefighting
water supply. The New Zealand Fire Service is available to assist with this.

6.

All necessary easements for the protection of utilities and services to the lot(s) shall be
provided by the subdivider, and duly granted and reserved.

7.

All development and subdivision design and construction shall comply with the
requirements of NZS 4404:2010 Land Development and Subdivision Infrastructure and
NPDC & STDC Local Amendments to NZS 4404:2010 Land Development and Subdivision
Infrastructure (August 2013).

9.2.3 Roads and Access
1.

All lots and sites shall provide vehicle access, in accordance with the Council’s vehicle
crossing standards, to a formed legal road. Where it can be demonstrated that compliant
vehicle crossings are possible at more than one location along the road frontage, the
applicant may request that formation of the vehicle crossing is not required to be
undertaken as part of the subdivision. This decision shall be at the discretion of the Council's
Development Engineer.

2.

All development and subdivision design and construction shall comply with the
requirements of NZS 4404:2010 Land Development and Subdivision Infrastructure and
NPDC & STDC Local Amendments to NZS 4404:2010 Land Development and Subdivision
Infrastructure (August 2013), including any requirements for upgrading and/or forming
vehicle crossings, roads and rights-of-way in all Zones.
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Further Information Request and Response
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RMS 21008
23 February 2021

Andrea Rowe
andrea@jsl.nz

Dear Andrea

Resource Consent Application RMS 21008 – Request for Further Information
Thank you for your resource consent application which was received by Council on the 4th of
February 2021. Under Section 92 of the Resource Management Act 1991, the Council requires
further information from you in respect of this application. This information has been described
below:
1. The relevant application form to apply for the necessary consents for the activities.
2. As the proposal is a subdivision and considered to be a ‘change in use’ under the National
Environmental Standard (NES) for Assessing and Managing Contaminants in Soil to Protect
Human Health 2011, a Preliminary Site Investigation (PSI) is required. It must be
undertaken by a Suitably Qualified and Experienced Practitioner and reported in
accordance with the current edition of the Contaminated Land Management Guidelines
No. 1 -Reporting on Contaminated Sites in New Zealand. The results in the report are
certified by the practitioner. For a PSI to meet the NES requirements, and be accepted by
Council the following needs to be included, but not limited to:
a) Demonstrate how person that undertook the PSI is a suitably qualified and
experienced person (SQEP).
b) A more comprehensive review of information sources such as interviews with site
owners, personnel and neighbours. For example if the site has been used for pastoral
grazing, where were the stock yards and sheep dip sites for the property? Or if it was
used for cropping, where were the associated chemicals stored?
c) The PSI must state that it is highly unlikely that there will be a risk to human health if
the activity is done to the piece of land, with the SQEP who undertook the
investigations signature.
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3. The application states that no National Policy Statements in force or Regional planning
instruments are relevant to the proposed activity. It is considered that the National Policy
Statement on Urban Development 2020 is applicable, as well as the Taranaki Regional
Policy Statement, (in particular Section 15 Built Environment) an assessment of how the
proposal is consistent with these documents is considered necessary, given the site is not
identified for future development in the STDC structure plan document.
As an applicant, you must within 15 working days of this request provide the information, agree
to provide the information, or refuse to provide the information. If there is an agreement to
provide the information, then we can discuss a timeframe in which this information can be
provided. The time between this request and the above information being provided (or the refusal
to provide the information) will be excluded from the processing timeframe in accordance with
section 88C of the Act.
If you have any questions regarding the above, please do not hesitate to contact me.

Yours sincerely

Tammy McMahon
Consultant Planner for South Taranaki District Council
planning@stdc.govt.nz (tammy@gmdconsultants.co.nz)

2
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Application for Resource Consent
Track Consent

2

or Fast

Form 9 of the Resource Management Act 1991, Sections 87AAC and 88

This form provides the South Taranaki District Council with your contact details, and details about your proposal and its actual
and potential effects on the environment. Note that all the information provided in your application is available to the public.
We recommend that you talk your proposal through with council staff before you fill in this form. If you have any questions,
visit - www.southtaranaki.com, email - planning@stdc.govt.nz or phone us on 06 278 0555 or 0800 111 323.

Send completed application to: Private Bag 902, Hawera 4640 or email - planning@stdc.govt.nz

PRE-APPLICATION INFORMATION
Have you had a pre-application meeting with the council regarding your proposal?
If Yes:

Date of meeting:

Land use consent 

It is important that you answer all questions fully.
SITE DETAILS FOR APPLICATION
Subdivision consent


Opt in 

Opt Out 

Physical site which
application relates:

No:

Street: Chute Street

Legal Description(s):

Lot 15 DP 2542 and Part Lot 17 DP 2542

Note: An electronic address for service must be provided if
you are applying for a fast-track resource consent application

Valuation No:

Suburb: Normanby

Property No:

CONTACT DETAILS
Applicant
Full name(s):

CFN Development

Electronic Address or service:

c/ Agent

Postal Address:

(or alternative method of service under
section 352 of the RMA):

Phone (day):

 No

Council reference or council officer:

Fast-track consent:

(Land use consent for a
controlled activity)

 Yes

verncleav@xtra.co.nz
Phone (mobile):
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Agent/Consultant (if applicable):
Name:

Andrea Rowe

Company:

JSL Surveyors Limited

Electronic address for service:

andrea@jsl.nz

Postal address:

(or alternative method of service under
section 352 of the RMA):

PO BOX 353, Hawera

Phone (day):

Phone (mobile):

0272935327

Owner of Site to which application relates (if different from above)
Name:
Vernon Cleaver, Deidre Cleaver and Cleaver Family Trust Limited
Electronic address for service:

As above

Postal address
(or alternative method of service under
section 352 of the RMA):

Phone (day):

Phone (mobile):

Occupiers of the site to which the application relates (if different from above):
Name(s):
Electronic address for service:
Postal address:

(or alternative method of service under
section 352 of the RMA):

Phone (day)

Invoices to be sent to:

Phone (mobile):

Applicant: 

Agent: 

Owner: 

DESCRIPTION OF PROPOSED ACTIVITY
Describe your proposal clearly:

Undertake an 8 Lot Subdivision with reduced yard dispensations

SITE DESCRIPTION
Describe the site including its natural and physical characteristics and any adjacent uses that may be relevant to the consideration
of the application (include the name of any relevant stream, river or other waterbody to which the application may relate, and
proximity to any well-known landmark(s)):
see AEE for further details

REASONS FOR RESOURCE CONSENT
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List all of the areas of non-compliance with the rules in the <insert council> District Plan and any relevant National Environmental
Standard (use additional pages if necessary).
see AEE for further details

The proposal will not comply with the Rural subdivision performance standards of the District Plan and has been
assessed as a Discretionary Activity.
The application also seeks for the development of Lots 1-6 to be designed in accordance with the Residential Zone
rules rather than the Rural Zone rules – where any building (this is permitted) in the Rural Zone is unable to meet the
required setbacks, it would require either a Deemed Permitted Boundary approval, or if this was unobtainable, then a
restricted discretionary activity consent.
The application is being bundled and the highest activity prevails, therefore, the application is made and assessed as a
discretionary activity.

OTHER ACTIVITIES
Choose either:

 There are no other activities that are part of the proposal to which this application relates

 The other activities that are part of the proposal to which the application relates are as follows: Describe
the other activities:

For any activities that are permitted activities, provide a compliance schedule and/or other supporting information to explain how
the activity complies with the requirements, conditions, and permissions of any Plan or regulation so that a resource consent is not
required for that activity:

ADDITIONAL RESOURCE CONSENTS
Choose either:
 There are no other resource consents required for this proposal
 The following additional resource consents are needed for the proposal:

Resource consent required?

Resource consent applied for







Land use consent
Subdivision consent



Coastal Permit – Taranaki Regional Council





Water Permit – Taranaki Regional Council





Discharge Permit – Taranaki Regional Council

CONSULTATION

Have you consulted with iwi?



 Yes -

If yes, who did you consult with? Ngati Ruanui – Graham Young
Who else have you consulted? Neighbours
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Did they have any concerns? If yes, please provide details:
One neighbour has not provided written approval – some concerns about Chute Street not being wide enough to cater for
development
How have you addressed these concerns?
Will upgrade road to meet the minimum specifications of NZS4404:2004

E11 would suffice

Have you obtained the written approval of any potentially affected persons?
If yes, please provide details (names, site address and electronic address for service):


No

These will be delivered Friday 12/3/2021

SITE VISIT REQUIREMENTS
In order to assess your application it will generally be necessary for the planning officer to visit your site. This typically involves
an outdoor inspection only, and there is no need for you to be home for this purpose.
Do you require prior notice of any site visit?
Are there any locked gates/security system restricting access?
Are there any dogs on the property
Are there any other health and safety issues that the planning
officer needs to be made aware of:

 Yes

 No

 Yes

 No

 Yes
 Yes

If yes, please provide details:

INFORMATION REQUIREMENTS
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Administrative Requirements:
 1 copy of application (including plans).

 Application fee (refer to the councils fees and charges schedule):
 Certificate of title (less than three months old)

To satisfy the requirements of section 88(2) and Schedule 4 of the Resource Management Act 1991, please attached the
following information to your application:
 Plans (for example site plan, location plan, elevation plans)

 ASSESSMENT OF ENVIRONMENTAL EFFECTS:

Please provide an assessment of the activity’s environmental effects that covers the matters in clause 6 and clause 7 of Schedule
4 of the Resource Management Act 1991. The assessment must include such detail as corresponds with the scale and
significance of the effects that the proposal may have on the environment.

 PART 2 ASSESSMENT

Please provide an assessment of the activity against the matters in Part 2 (sections 5, 6, 7 and 8) of the Resource Management
Act 1991:

 SECTION 104(1)(b) ASSESSMENT
Please provide an assessment of the activity against the relevant provisions of any national environmental standards, other
regulations, national policy statements, the New Zealand Coastal Policy Statement, operative or proposed regional policy
statements and operative of proposed plans:

FOR APPLICATIONS AFFECTED BY SECTION 124 OR 165ZH(1)(C) OF THE RESOURCE MANAGEMENT ACT 1991 (WHICH RELATE
TO EXISTING RESOURCE CONSENTS).
The value of the investment of the existing consent holder is [specify].

FOR ACTIVITIES IN 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.
I attach an assessment of the proposed activity against the resource management matters set out in [relevant planning
document].

FOR SUBDIVISION CONSENTS
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I attach information that adequately defines the following:
 the position of all new boundaries; and

 the areas of all new allotments (unless subdivision involves cross-lease, company lease or unit plan); and

 the locations and areas of new reserves to be created, including any esplanade reserves and esplanade strips; and
 the locations and areas of any existing esplanade reserves, esplanade strips, and access strips; and

 the locations and areas of any parts of the bed of a river or lake to be vested in the territorial authority under section 237A of
the Resource Management Act 1991; and
 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 of the Resource Management Act 1991); and  the locations and areas of land to be set aside as new

roads.

FOR RESOURCE CONSENTS FOR RECLAMATIONS
I attach information that shows the area proposed to be reclaimed, including its location, the position of all new boundaries (if
practicable), and the portion of the area (if any) to be set aside as an esplanade reserve or esplanade strip.

RESOURCE MANAGEMENT (NATIONAL ENVIRONMENTAL STANDARD (NES) FOR ASSESSING AND MANAGING CONTAMINANTS IN SOIL TO
PROTECT HUMAN HEALTH) REGULATIONS 2011

This site may be subject to or covered by the NES for Assessing and Managing Contaminants in Soil to Protect Human Health
Regulations 2011. Whether a resource consent is required under this NES is determined by reference to the Hazardous Activities
and Industries List (HAIL) which identifies those activities and industries which are more likely to use or store hazardous
substances. A full list can be found on the Ministry for the Environment’s website
www.mfe.govt.nz/issues/hazardous/contaminated/hazardous-activities-industries-list.pdf
Visit
Has the piece of land subject to this application been used for (including its present use), or is it more likely than not to have
been used for an activity on the HAIL?
Yes 
No 
If ‘Yes’, and your application involves subdividing or changing the use of the land, sampling or disturbing soil, or removing or
replacing a fuel storage system, then the NES may apply and you may need to seek consent for this concurrently in your
application.
 ADDITIONAL INFORMATION REQUIRED
I attach the following further information required to be included in this application by the district plan, the regional plan, the
Resource Management Act 1991, or any regulations made under that Act: [list all further documents that you are attaching].

NOTES TO APPLICANT
You must include all information required by this form. The information must be specified in sufficient detail to satisfy the
purpose for which it is required. Incomplete applications will be returned. The Council may also request further information
under Section 92 of the Resource Management Act 1991, to better understand the potential effects of the proposal. Processing
of the application will be suspended until the further information is received.
You may apply for two or more resource consents that are needed for the same activity on the same form. If you lodge the
application with the Environmental Protection Authority, you must also lodge a notice in form 16A at the same time.
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You must pay the charge payable to the consent authority for the resource consent application under the Resource
Management Act 1991 (if any)
Notes on fast-track resource consents:
• Under the fast-track resource consent process, notice of decision must be given within 10 working days after the date the
application was first lodged with the authority, unless the applicant opts out of that process at the time of lodgement.
• A fast track application may cease to be a fast track application if the consent authority gives public or limited notification of
the application or a hearing is to be held for the application.
If your proposal involves building work or change of use of a building you may also require a building consent under the Building
Act 2004. This must be applied for separately. Other consents or licences may also be required under such legislation as the
Health Act 1956 and the Sale of Liquor Act 1989, dependent on the nature of the proposal.
If your application is to the Environmental Protection Agency, you may be required to pay actual and reasonable costs incurred
in dealing with this matter (see section 149ZD of the RMA 1991).

SIGNATURE OF APPLICANT(S) OR AGENT
Note: a signature is not required if the application is made by electronic means. If signing on behalf of a trust or company, please
provide additional written evidence that you have signing authority.
 I hereby certify that, to the best of my knowledge and belief, the information given in this application is true and correct.
 I undertake to pay all actual and reasonable application costs incurred by the South Taranaki District Council.

Agents name: Andrea Rowe,
JSL Surveyors Limited

Agents signature:

Updated Information / Date: 11 March 2021
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Geo & Hydro – K8 Ltd
Excellence in Environmental Engineering

PRELIMINARY SITE INVESTIGATION
CHUTE STREET, NORMANBY
IN ACCORDANCE WITH THE NATIONAL ENVIRONMENTAL STANDARD FOR ASSESSING AND
MANAGING CONTAMINANTS IN SOIL TO PROTECT HUMAN HEALTH

PREPARED FOR CFN DEVELOPMENT LTD
PREPARED BY BEN KEET
PROJECT ID: NOCS-PSI RES

Remediate
contain

Safe for
Human Use
containe

8 March 2021

Assess
Identify

Geo & Hydro – K8 Ltd, PO Box 1295, Hastings 4156, New Zealand
M: 021 117 1148 E: ben@benkeet.com W: www.benkeet.com
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Project ID: NOCS-PSI RES

Geo & Hydro – K8 Ltd

Geo & Hydro – K8 Ltd

Report certified by:

Ben Keet, MBA, SQEP, FRSC, MRSNZ, MinstD
Certified CEnvP General and CENVP SC= Site Contamination Specialist
Senior Contaminated Land Auditor

Geo & Hydro– K8 Ltd
Po Box 1295, Hastings 4156
Mobile: 021 117 1148
Email:ben@benkeet.com
Website: www.benkeet.com

DISCLAIMER/LIMITATIONS
This report describes the site investigation process, data collection provided by a third party and interpretation of all
data combined. Conclusions of this report are specific to this property only and are valid for the purpose it was
requested. The report is also valid only in its original form and must be reproduced in its entirety. Geo & Hydro – K8
Ltd has not independently verified the provided information and has relied upon it being accurate and sufficient for
use by Geo & Hydro – K8 Ltd. While this report has been compiled very carefully, to the extent that its conclusions are
based on data analysis made available by your organization and/or a third party, no responsibility or liability is
accepted for the consequences arising from 1) erroneous and/or omitted data, 2) property areas not analyzed, 3)
factors and/or data intentionally or unintentionally made unavailable to Geo & Hydro – K8 Ltd., 4) factors and/or data
Geo & Hydro – K8 Ltd could not ascertain by reasonable inquiry in the ordinary course of investigation. Anyone who
relies on this report other than CFN Development Ltd, Juffermans Surveyors Ltd (JSL) and South Taranaki District
Council does so at his/her own risk.

Geo & Hydro – K8 Ltd | Preliminary Site Investigation | Chute Street, Normanby
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Type of investigation1
Preliminary Site
Investigation

Defined in regulation 3 of the NES as:
an investigation that—
(a) is done by a suitably qualified and experienced
practitioner; and
(b) is reported on in accordance with the current edition of
Contaminated Land Management Guidelines No. 1 – Reporting
on Contaminated Sites in New Zealand, Wellington, Ministry
for the Environment; and
(c) results in a report that is certified by the practitioner.

A preliminary site investigation (PSI) is often referred to as a desktop study
because it doesn’t usually involve sampling and analysis of the soil. The main
objectives of a PSI are to gather information about a piece of land to
determine whether it may potentially be contaminated, to assess the suitability
of the land for its current or intended land use, and to design a detailed site
investigation (if required).
See Section 2.1.1 of this Users’ Guide for further information on PSIs.

1

Taken from the Users' guide: National Environmental Standard for Assessing and Managing Contaminants in
Soil to Protect Human Health, publ. 04-2012; Ref. ME1092; web ref.
http://www.mfe.govt.nz/publications/rma-land-hazards/users-guide-national-environmental-standardassessing-and-managing
Geo & Hydro – K8 Ltd | Preliminary Site Investigation | Chute Street, Normanby
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Checklist
Summary contaminated sites report checklist
Indicate the reports contained in this checklist
Report Section
Executive summary
Scope of work
Site identification
Site history
Site condition and surrounding environment
Geology and hydrology
Sampling plan and analysis methodology
Field quality assurance and quality control
(QA/QC)
Laboratory QA/QC
QA/QC evaluation
Basis for guideline values
Results
Site characterisation
Remedial actions
Validation
Site management plan
Ongoing site monitoring
Conclusions and recommendations


PSI
R 
R 
R 
R 
R 
A 
A 





DSI
RAP
SVR MMP
R  R  R  R 
R  R  R  R 
R  R  R  R 
S  S  S  S 
S  S  S  S 
R  S  S  S 
R 
X
R  R 

N  R 

R 


X
R

X
R
 R  R
 R  R
 R  R
X
X
R  S
X
X
X
R
X
X
R  S
X
X
X
N
R  R  R  R
N
N
R
A
R







X

R
R
R
R
R














S
X
X
R
S
R
S
S
S
R
R










The first column lists report headings to be included and principal subjects to be covered
under each heading. The other columns refer to the principal reporting stages of
contaminated site studies, using the following abbreviations:
PSI
DSI
RAP
SVR
MMP

preliminary site investigation report
detailed site investigation report
site remedial action plan
site validation report
ongoing monitoring and management plan.

The following abbreviations indicate the information requirements:
R
A
S
N
X

the corresponding heading and details are required
readily available information should be included
a summary of this section’s details will be adequate if detailed information has been
included in an available referenced report
include only if no further site investigation is to be undertaken
not applicable and may be omitted.
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Executive Summary
Geo & Hydro - K8 Ltd undertook a Preliminary Site Investigation (PSI) on approximately 2.116 ha
of a proposed residential subdivision at Chute Street, Normanby, with the legal description of Lot
15 DP 2542 and Part Lot 17 DP 2542.
The PSI was carried out in accordance with the National Environmental Standard (NES) for
Assessing and Managing Contaminants in Soil to Protect Human Health and the Contaminated
Land Management Guidelines No. 1 – Reporting on Contaminated Sites in New Zealand.
The subject site has had a history of pastoral land use since at least early 1950s. Potential
contaminants could be DDT or Dieldrin if applied to combat grass grub, and cadmium as a residue
from the superphosphate application. However, rough pasture observed in the aerial
photographs indicates that fertilizers and/or pesticides, were most likely applied sparingly during
the period when grazing was the main use, that’s why residues are expected to be well below the
applicable NES soil contaminant standard (SCS).
The agricultural land use began in late 1990s or early 2000s – well after the time of persistent
pesticides use; hence, contamination associated with the latter agrichemicals is not expected.
The fact that an activity or industry appears on the HAIL list does not mean the site will have hazardous
substances present in the land. Each case must be considered on its merits. Considering the fact that
cropping took place onsite after the time of persistent pesticides use in NZ, it’s unlikely for the soil to
be contaminated above the applicable NES standard.
The walk over survey conducted during the site visit did not reveal any potential contaminants of
concern present onsite.
Based on the land-use history, it can be concluded that a Preliminary Site Investigation is sufficient
to assess potential risks to human health. Overall contaminant levels are expected to be below
the residential NES SCS.
Therefore, any use of this soil is highly unlikely to pose a risk to human health.
The activity is permitted under the NES.

Geo & Hydro – K8 Ltd | Preliminary Site Investigation | Chute Street, Normanby
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Introduction
Subject:
Purpose:

Preliminary site investigation, residential subdivision
To accompany application for a resource / building consent

The purpose of the NES is to “protect human health” and the matters controlled in the NES relate
only to the protection of human health. Following the guidelines of the National Environmental
Standard for Assessing and Managing Contaminants in Soil to Protect Human Health (NES), part
of the Recourse Management Act, the subject site needs to be assessed as a ‘piece of land’ to be
subdivided.
The purpose of this PSI is to find out if the proposed activity / proposed future land use complies
with permitted activity conditions under regulation 8 of the NES. If the PSI can establish that it is
more likely than not a HAIL site (Reg. 5(7)c; reg. 6(3) and the activity / proposed future land use
does not comply with the permitted activity conditions under reg. 8, a detailed site investigation
is required. In case it is highly unlikely that there will be a risk to human health if the activity is
done / land use is changed to the proposed future land use Reg. 8(4), the proposed activity or
proposed future land use is permitted under the NES - see decision-making diagram below.

Figure 1 Determining resource consent requirements under the NES
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Scope of Work
Geo & Hydro – K8 Ltd has undertaken a Preliminary Site Investigation (PSI) for the subdivision of land
at Chute Street, Normanby. This PSI is concerned with a piece of land outlined in red on the maps
and aerial photographs included in this report and referred to as the subject site/the site.
The work involved preparing and completing this PSI consisted of the following:
➢
➢
➢
➢
➢

desk study
site visit/walk over survey
review of the aerial photographs
review of the Council records/property files (documents related to RMS 20074)
interviews of people with knowledge of the site

The report has been prepared and certified by suitably qualified and experienced practitioners
(Clause 3 of the NES) in accordance with the Contaminated Land Management Guidelines No. 1
(Revised 2011)2 and the User Guide of the NES3.

Site Identification
Site Owner(s):

CFN Development Ltd

c/o:

Andrea Rowe with JSL

Site Address:

Chute Street, Normanby

Authority

South Taranaki District Council (STDC)

Legal Description:

Lot 15 DP 2542 and Part Lot 17 DP 2542

Lot Size

2.116 ha

Subject Site Area:

2.116 ha

City Plan Zoning:

Residential

Designations/Limitations:

None

2

Contaminated land management guidelines No. 1: Reporting on contaminated sites in New Zealand (revised
2011) publ. 04-2011; ref. ME 1071 web ref. http://www.mfe.govt.nz/publications/land-

hazards/contaminated-land-management-guidelines-no-1-reporting-contaminated-sites
3

Users' guide: National Environmental Standard for Assessing and Managing Contaminants in Soil to Protect
Human Health, publ. 04-2012; Ref. ME1092; web ref. http://www.mfe.govt.nz/publications/rma-landhazards/users-guide-national-environmental-standard-assessing-and-managing
Geo & Hydro – K8 Ltd | Preliminary Site Investigation | Chute Street, Normanby
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Location
The location of the property is shown on the map below.

Figure 2 Location overview map

N

Figure 3 Detailed site location: subject site in red
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Figure 4 Scheme Plan
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Site History
Aerial Photography
The earliest available aerial photograph goes back to 1951. The subject site appears to be used as a
pasture - unlikely intensive grazing. A large cart / trailer or low animal shelter is visible almost in center
of the site.
In 1972 land use of the subject site remains pastoral. The cart / trailer or low animal shelter has been
removed.
The 1984 aerial photograph continues to demonstrate pastoral land use of the subject site.
Judging by the 2001 satellite image, land use of the subject site has changed from pastoral to
agricultural.
Cropping (most likely corn) can be identified in the 2007 satellite image.
The final 2020 aerial picture shows agricultural land use (corn field)) on two thirds of the subject site
and pastoral land use (grass) on the remainder of the site.
Historic aerial photography available for the subject site is presented further in this report.

Council Records
There is no record of a HAIL activity on the subject site during persistent pesticides use. Council is
aware of a corn field on the proposed subdivision section.

Anecdotal Site History
There is no anecdotal history for this site.
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Historic Aerial Photographs
The earliest available aerial photograph goes back to 1951. The subject site appears to be used as a
pasture - unlikely intensive grazing. A large cart / trailer or low animal shelter is visible almost in
middle of the site.

Figure 5 Aerial photograph 1951
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In 1972 land use of the subject site remains pastoral. The cart / trailer or low animal shelter has been
removed.

Figure 6 Aerial photograph 1972
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The 1984 aerial photograph continues to demonstrate pastoral land use of the subject site.

Figure 7 Aerial photograph 1984
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Judging by the 2001 aerial image, land use of the subject site has changed from pastoral to
agricultural.

Figure 8 Aerial photograph 2001
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Cropping, most likely corn, can be identified in the 2007 satellite image.

Figure 9 Aerial photograph 2007
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The final 2020 aerial picture shows agricultural land use (corn field)) on two thirds of the subject site
and pastoral land use (grass) on the remainder of the site.

Figure 10 Aerial photograph 2020
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Site Conditions and Surrounding Environment
Topography
The subject site is mostly flat.

Evidence of contamination
No visual indication of any contamination was observed in the aerial photographs and during the site
visit.

Surrounding areas
Adjacent properties are in use as follows:
North-East

Residential/Grassland/Road

North-West

Residential/Agricultural

South-East

Residential/Road

South-West

Residential/Agricultural

Geo & Hydro – K8 Ltd | Preliminary Site Investigation | Chute Street, Normanby
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Current Soil Standards
The National Environmental Standards (NES) for contaminated soil were set forth in January 2012.
The reporting standard (MfE CLMG No. 14) requires to establish an appropriate soil contaminant
standard (SCS). For this site, residential SCS was chosen based on the property zoning. It is indicated
with the red arrows in the tables presented below.

4

http://www.mfe.govt.nz/publications/land-hazards/contaminated-land-management-guidelines-no-1reporting-contaminated-sites
Geo & Hydro – K8 Ltd | Preliminary Site Investigation | Chute Street, Normanby
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Potential Contaminants of Concern
Based on the information at hand, the following remarks can be made concerning the potential
contaminants within the area under investigation:
Priority
Contaminant

Common use

Expected Reason
Y / N

Samples
needed?

Arsenic

Related to CCA wood and
sheep dipping, orchard
sprays applied between 1900
and 1970

No

No such activity, cropping
after the time of
persistent pesticides use

No

Boron

Timber treatment

No

No such activity

No

Cadmium

Residue from super
phosphate fertiliser

No

No sign of intensive
grazing (dairy)

No

Chromium

Electroplating, pigments,
treated timber

No

No such activity

No

Copper

Foot-rot bath, organic spray,
treated wood

No

No such activity

No

Lead

Lead-based paint
Orchard sprays, Glasshouse
paints

No

Cart/trailer or low animal
shelter unlikely to have
been painted; removed in
the 1970s

No

Mercury

Old pesticides (sheep),
industrial

No

No such activity

No

BaP (poly
aromatic
hydrocarbon
s)

Residue from Creosote,
waste engine oil and burning
of waste

No

No such activity

No

DDT

Insecticide from the 1950s
and 1960s

No

No intensive grazing; no
cropping during the time
of persistent pesticides
use

No

Dieldrin

Often related to sheep dips
and grass grubs.

No

No yards - No such activity

No

PCP

Fungicide, anti-sap-staining
agent in timber industry

No

No such activity

No

Dioxins

Related to PCP, or formed
during low temperature
incineration of plastics

No

No such activity

No

Asbestos

Related to asbestos cement
materials (ACM), corrugated
roofing and friable asbestos
packing and heat insulation.

No

No pieces of ACM observed
during the site visit

No

Geo & Hydro – K8 Ltd | Preliminary Site Investigation | Chute Street, Normanby
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Conceptual Site Model
The subject site has had a history of pastoral land use since at least early 1950s. Potential
contaminants could be DDT or Dieldrin if applied to combat grass grub, and cadmium as a residue
from the superphosphate application. However, rough pasture observed in the aerial
photographs indicates that fertilizers and/or pesticides, were most likely applied sparingly during
the period when grazing was the main use, that’s why residues are expected to be well below the
applicable NES soil contaminant standard (SCS).
Agricultural land use began in late 1990s or early 2000s – well after the time of persistent
pesticides use; hence, contamination associated with the latter agrichemicals is not expect ed.
A cart/trailer or low animal shelter observed in 1951 is highly unlikely to have been painted. It
was removed in the 1970s.
The walk over survey conducted during the site visit did not reveal any potential contaminants of
concern present onsite.
All of the above leads to the conclusion that any contamination is likely to be at low concentrations
and homogeneously present over the area of investigation. No exposure to potential receptors exists
and no risk-reducing strategies are required.

Conclusion
Based on the site’s history of land use, it is highly unlikely that the soil contains contaminants
exceeding the soil contaminant standards set by the NES for residential land use.
It can, therefore, be concluded that it is highly unlikely for the soil to pose a risk to human
health.
The activity is permitted under the NES.

Recommendation
The area under investigation can be classified as investigated – not contaminated.

Geo & Hydro – K8 Ltd | Preliminary Site Investigation | Chute Street, Normanby
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Compliance and Guidelines
This assessment complies with the “Resource Management (National Environmental Standard for
Assessing and Managing Contaminants in Soil to Protect Human Health) Regulations 2011” Ref No.
2011/361, downloaded 8/7/2012 from:
http://www.legislation.govt.nz/regulation/public/2011/0361/latest/DLM4052228.html?search=ts_r
egulation_contaminants_resel&p=1&sr=1
-

The work carried out for this soil assessment complies with the guidelines set out in:
http://www.mfe.govt.nz/publications/rma/users-guide-nes-for-assessing-managingcontaminants-in-soil/guide-nes-for-assessing-managing-contaminants-in-soil.pdf

-

Contaminated Land Management Guidelines No.5: Site Investigation and Analysis of Soils (Revised 2011):
http://www.mfe.govt.nz/publications/hazardous/contaminated-land-mgmt-guidelines/guideline-1.pdf

-

Contaminated Land Management Guidelines No. 1 - Reporting on Contaminated Sites in New Zealand
(Revised 2011) http://www.mfe.govt.nz/publications/hazardous/contaminated-land-mgmt-guidelinesno5/guideline-5.pdf

-

NES legislation: http://www.legislation.govt.nz/regulation/public/2011/0361/latest/DLM4052203.html

-

On background levels in soils: http://www.mfe.govt.nz/sites/default/files/methodology-for-derivingstandards-for-contaminants-in-soil.pdf

-

For asbestos: https://www.health.govt.nz/your-health/healthy-living/environmental-health/hazardoussubstances/asbestos/how-asbestos-can-harm-health

-

Asbestos Exposure in New Zealand: Review of the Scientific Evidence of Non-occupational Risks – a 2015
report from the Royal Society of New Zealand and Sir Peter Gluckman
https://www.health.govt.nz/publication/management-asbestos-non-occupational-environment

Geo & Hydro – K8 Ltd | Preliminary Site Investigation | Chute Street, Normanby
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Brief Biography - Ben Keet
Drs. Ben Keet MBA, SQEP(NES), FRSC, MRSNZ, MinstD
Senior Environmental Auditor
Certified General CEnvP and Site Contamination Specialist (CEnvP SC)
Ben studied Physics and Hydrogeology in Amsterdam. He holds 1st class
Honours Doctoral Degree in Hydrogeology specialising in Isotope Hydrochemistry. He is a Fellow of the
Royal Society of Chemistry (which requires 15 years of significant contributions to the field of chemistry),
a Member of the Royal Society of NZ and a full member of the Institute of Directors NZ. In February 2016,
Ben completed an Executive MBA at Massey University with his final thesis on the National Economic
Impact of Lead Contamination in the Home Environment. Ben holds the General Certified
Environmental Practitioner (CEnvP) certificate number 1098 and the Site Contamination Specialist
(CEnvP SC) certificate number SC40078.
Experience:
5 years of teaching groundwater modelling and medical physics at the Free University, Amsterdam.
5 years of petroleum reservoir management with Shell International.
32 years of experience in contaminated land management; directly overseeing 5000+ projects in 10
different countries, including NZ; investigating 70% of oil terminals in the ports of NZ, numerous Carter
Holt Timber treatment sites and the first investigation of the Mapua FFC site.
Between '88 - '91, Ben oversaw remediation projects of six major and numerous small petroleum
contaminated sites. He was in charge of four start-up offices in Australia with over 800 service station
assessment and remedial projects throughout Australia including the remediation of the Sydney Airport's
largest underground kerosene spill (>1 million litres).
Between '94 - '04 Ben was one of the four Accredited Environmental Auditors in the Grand Duche of
Luxembourg. He managed the Luxembourg International Airport environmental audit that encompassed
the investigation and remediation of a deep groundwater aquifer.
During Ben’s carrier, some of his responsibilities included investigating, pilot testing, designing and
implementing novel remediation techniques on multiple defence properties, mainly air force bases, in
Europe and US, and a variety of chemical plants of AKZO Nobel, DOW, Sika, Philips, etc.
Since 1995 Ben has conducted over 1000 site assessments and participated in over 400 complex in-situ
biological remedial programs. Ben holds several patents in the field of environmental engineering and
sustainability.
Since 2005 Ben carries out peer reviewing and audit reports for regional district councils in New Zealand,
such as Environment Waikato, Horowhenua and South Wairarapa DC. He also carried out peer reviews
and validation studies for several regional councils, including the Greater Wellington Regional Council.
Ben was one of the first to introduce emerging contaminants like PFAS/PFOS to New Zealand in his 2003
Keynote Presentation at the WasteMINZ conference. He has worked on several NZ PFAS/PFOS projects.

Ben has completed over 500 NES reports since the introduction of the NESCL on 1-1-2012.
Ben is the author of several major reports for Ministry for the Environment (MfE) on brominated flame
retardants and chemicals in E-waste (available on the MfE website); he has edited the MfE guidelines for
local councils on Sheep-dips and the MfE Handbook on Natural Attenuation of Petroleum Hydrocarbons.
Ben has taught hundreds of courses and workshops to the environmental professionals and government
agencies in New Zealand, Australia, Europe and the Middle East. More info on www.benkeet.com.
Fellow or Member of:
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Statutory Assessment
In accordance with Section 104(1) of the Resource Management Act 1991 (‘RMA’), this part
of the report addresses the following statutory documents which are relevant to the
assessment of this proposal:
• National Policy Statement for Urban Development Capacity
• Taranaki Regional Policy Statement (‘Taranaki RPS’)

National Policy Statement for Urban Development Capacity
The National Policy Statement for Urban Development Capacity 2016 (NPS-UDC) directs
local authorities to provide sufficient development capacity in their resource management
plans, supported by infrastructure, to meet demand for housing and business space. The
NPS-UDC recognises the national significance of:


Providing sufficient development capacity to meet the needs of people and
communities and future generations in urban environments.

The proposed development will provide a positive contribution in meeting the community
needs where there is an ever increasingly high demand for land and housing development.
The proposed land area can be well serviced by existing infrastructure and roading, where
there will be upgrades made to ensure that capacity continues to service existing and
proposed housing needs.
The proposed land space is an important example of enabling development and change in
an urban context (where the land is suffocated by residential housing) and ensures
development capacity to meet the needs of people and communities and future generations
in the urban environment.
The development provides for the efficient use of valuable Normanby urban land supply,
that was historically earmarked for residential development. Noting that the land has been
used for rural purposes alongside other land parcels where Normanby is defined as a rural
settlement, where land is used for both residential/rural purposes. The Normanby area
covers 1.06km2. Normanby-Tawhiti had a population of 1,755 at the 2018 New Zealand
census, an increase of 261 people (17.5%) since the 2013 census, and an increase of 375
people (27.2%) since the 2006 census.
The proposed development is responsive to the changing needs and increasing trends of the
community and the acknowledgement that the current footprint of Normanby is no longer
able to provide sufficient space for new development.
For these reasons, the proposed development is in accordance with the outlined NPS-UDC’s
objectives below:
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OA1: Effective and efficient urban environments that enable people and communities and future
generations to provide for their social, economic, cultural and environmental wellbeing.
OA3: Urban environments that, over time, develop and change in response to the changing needs of
people and communities and future generations.
OC1: Planning decisions, practices and methods that enable urban development which provides for
the social, economic, cultural and environmental wellbeing of people and communities and future
generations in the short, medium and long-term.
OC2: Local authorities adapt and respond to evidence about urban development, market activity and
the social, economic, cultural and environmental wellbeing of people and communities and future
generations, in a timely way.

Taranaki Regional Policy Statement
The Operative Regional Policy Statement for the Taranaki Region 2010 (“RPS”) defines how the natural
and physical resources of the Region will be cared for and managed.
The RPS contains numerous objectives and policies relating to the issues of the region and controls on
the natural and physical resource use. Of relevance in terms of the nature of the proposed activity are
objectives and policies under the categories of use and development of resources (Objective 1 and
Policy 1), land and soil (Objective 1 and Policy 1) and the built environment (Objective 1 and Policy 1)
included in Table 2 below.
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The proposal is consistent with the above objectives and policies in that the proposed development
will enable Council to provide for the community’s social, economic and cultural wellbeing by enabling
land for development that will alleviate land and housing pressures that are currently being
experienced in the area. The location of the lots will ensure that there are choices for South Taranaki
residents in terms of living in a semi-rural lifestyle area that is connected to a township, with access
to schools and amenities.
This also supports by helping to revitalise and extend the town of Normanby to which this land was
always earmarked for development of this nature, as referenced in the application and shown in the
historical account of the original titles. The development will integrate existing roading, and with some
upgrading necessary, will make best use of the existing infrastructure in the area.
The proposal provides an effective sustainable urban development option that will be appropriate and
well matched to the character and amenity of the surrounding area.
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Appendix 4

Our ref: 20105

3 February 2021
The Planning Department
Private Bag 902,
Hawera 4640

Application for Subdivision Resource Consent and an Assessment of Environmental Effects
to Undertake an 8 Lot Subdivision with reduced yard dispensations – at Chute
Street, Normanby.
Attached for Councils consideration under the rules for the South Taranaki District Plan is a Resource
Consent for a subdivision at Chute Street, Normanby (Lot 15 DP 2542 and Part Lot 17 DP 2542). This
is the second application made for the subdivision whereby the first application was deemed to be
incomplete (RMS20074).
The proposal will not comply with the Rural subdivision performance standards of the District Plan
and has been assessed as a Discretionary Activity. The application also seeks for the development of
Lots 1-6 to be designed in accordance with the Residential Zone rules rather than the Rural Zone
rules – where any building (this is permitted) in the Rural Zone is unable to meet the required
setbacks, it would require either a Deemed Permitted Boundary approval, or if this was
unobtainable, then a restricted discretionary activity consent.
The application is being bundled and the highest activity prevails, therefore, the application is made
and assessed as a discretionary activity.
Attached in accordance with the Fourth Schedule of the Resource Management Act 1991 is an
assessment of environmental effects corresponding to the scale and significance that the effects of
the proposed activity may have on the environment.
Yours faithfully,

Andrea Rowe
Planning Consultant for JSL Surveyors Limited
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Figure 1 - Scheme Plan
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Photo 1 - Extent of Subdivision

The extent of the proposed Lots 1 to 6 are shown from Gore Street boundary in green grass, while Lots 7 and 8 are shown in the recently cropped section.
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SUBJECT SITE AND IMMEDIATE SURROUNDINGS
The site is in Normanby, located on the corner of Chute, Gore and Hunter Streets. The site is flat and
bears resemblance to the adjoining properties in the area. The property has frontage to three
formed roads, being Chute Street, Gore Street and Ketemarae Road. The unformed portion of
Hunter Street borders the Southern boundary, and the unformed paper road of Kate Street, dissects
through the property.
The property is identified in Urban Planning Map 11A as Rurally Zoned, regardless of being sited
within the 50km town boundary of Normanby.
The adjoining properties opposite, to the east and south-east of the property are zoned Residential,
with the rural zoning strangled around the existing township.
Figure 2 - Aerial Photo
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The site is held in two titles; TNB4/1291 (Lot
15 DP 2542) which has an area of 1.42
hectares and TNF2/413 (Part Lot 17 DP 2542)
with an area of 7090m2.

Figure 3 - Historic Titles

The combined area of the property is 2.13
hectares.
The underlying lots when established as
shown to the right, are the same size as the
adjoining properties, and reflective of the
extent of the residential township of
Normanby.
At the time that the proposed District Plan
was established, its zoning was noted as rural,
being reflective of its current land use,
however given it is bordered by residential
activities, is within the 50km town boundary, it
does lend itself to being further developed.
Figure 4 - Historic Titles

The 21 lots as shown above have been composed together for many years and have been farmed in
conjunction with commonly owned property. It is thought that this occurred at the time of an
earlier subdivision. It is useful to show the extent of the original laid plans for Normanby township.
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Photo 2 - Outlook looking towards Maunga Taranaki – Photo from Ketemarae Road boundary

Property subject to Resource Consent
Photo 3 - Outlook looking south-west - from Chute Street boundary

Photo 4 – Outlook looking east towards Ketemarae Road from Gore Street Access.

There is only one formed access point to the property, and this is from Gore Street. Historically
access has been through the adjoining southern property, which is not included as part of the
subdivision.
Photo 5 - Access off Gore Street
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THE PROPOSAL
The proposal is to subdivide the property into eight allotments, where Lots 7 and 8 will be
amalgamated together.
Lots 1 – 6 will each be 1011m2
Lot 7 of 1.01 hectares and Lot 8 of 5000m2
The subdivision proposal will not be able to satisfy the District Plan design parameters for a
Controlled Rural subdivision as the lots are smaller than the minimum lot size, of 4000m2 and the
balance lot size of 20 hectares. The application also seeks to see any future development on Lots 1o
6 be designed and located to comply with the residential Zone rules as opposed to those of the Rural
Zone.
The concept of a District Plan private plan change has been discussed, and it is considered that an
application for resource consent is appropriate in this instance as the property is well suited for this
development, especially given the site at 2.1 hectares does not allow for any valuable or successful
rural primary production activities when considered independently of the adjoining rural properties
to which it has been used alongside and has caused the Rural Zoning to be imposed. A Plan Change is
costly and timing, and given the subdivision is residential in its orientation, water and sewer
connections are available. It is anticipated that a subdivision of this nature would attract financial
contribution for civic and recreational purposes.
Where any building (that is permitted) is unable to meet the required setbacks, it would require
either a deemed permitted boundary approval, or if this was unobtainable, then a restricted
discretionary activity consent. The application is bundled, and the highest activity prevails, which in
this instance is discretionary.
ACCESS
As noted above there is only one formal access to the property and is shown above in Photos 4 and
5. Historically the property has been farmed alongside the adjoining southern property and the
access has been largely been internalized between the properties.
As per the scheme plan the lots will have frontage and access onto Chute Street, while Lots 7 and 8
(as amalgamated) will continue to be accessed via the existing crossing on Gore Street. All access (in
fact the entire road frontages of the site) are located in the 50kph urban speed zone of Normanby
Township.
Each of the lots will need a new vehicle crossing constructed in accordance with the urban
specifications of NZS4404 to reflect the type of living that will occur on the lot, rather than rural,
which is the zoning of the land. It is also requested that the provision of the crossings (as an
expended condition on the consent) be provided as a Section 221 condition to align at the time of
building to be complimentary to the design and orientation of the dwelling that is constructed.
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SERVICES
The Council’s water and sewer mains are located within Chute Street, and Ketemarae Road.
Sewer: The sewer main extends into the property, along the eastern boundary. There would be an
easement in gross provided along the sewer main that runs through the property.
Each of the proposed new allotments will be provided with a connection to the Council’s reticulated
sewerage network.
Figure 5 - STDC Services Plan
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Water: There is a 20mm rider main located along this portion of Chute Street. This currently serves 3
allotments, and it has been determined that this would not be suitable for further residential
connections.
There have been multiple discussions with STDCs Development Engineer, Dhruva Suresh, about the
proposal, and it has been determined through modelling that there is approx. 10 L/s for fire flow –
which would see the proposal reducing this to about 7.5-8 L/s. In accordance with these calculations,
it is recommended that a 150mm pipe be provided for on the southern side of Chute Street, that
would link at the western end back across the road to the existing 20mm water main (as shown in
the picture below – as supplied by Mr Suresh).
We are expecting conditions pertaining to the extension of the water main, where individual
connections to the lots will be required. Further, new fire hydrants will be provided in accordance
with the design of the watermain upgrade.
Figure 6 - Services Upgrade (shown red)

Stormwater: Each of the lots will need to manage onsite stormwater. A geotechnical
assessment has been undertaken, by Cottage Valley Design Limited. The report has been
included in the Appendix Documents.
As taken from the report - All sites are gently sloping in a southerly direction and are
otherwise elevated and clear of any waterways. The soil identified on all lots is welldrained.
The conclusions and recommendations from that report:
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All sites tested (Lots 1-8 inclusive) have identified that the underlying Taranaki Sandy Clay soil (below
a depth of 1.5-1.7m from the surface), at the test locations, meet the NZS3604 definition of ‘Good
Ground’ for foundations. As such standard NZS3604 foundations would be suitable on these sites if
founded at this level.
Alternatively, a specifically engineered shallow foundation design (such as a Rib Raft) may be
undertaken which may allow building foundations to be supported on the upper subsoil material.
It is recommended that all sites have additional soil investigations undertaken at the location of any
proposed building.
All sites will provide flood-free building platforms, considering their relative elevation, slope and
distance from waterways.
All sites have soil conditions suitable for the on-site management of stormwater requirements.
It is considered that shallow soakage beds or lined soakholes or would suitable.
We anticipate conditions from the Council that reflect these conclusions.

DISTRICT PLAN
The relevant Plan against which this activity shall be assessed is the South Taranaki District
Plan (District Plan).
The zone and restrictions applying to this site under the District Plan are:
Zone: Rural Zone
Overlays: None known.
Those rules of the District Plan relevant to this proposed subdivision activity are considered as
follows:

SECTION 3: RURAL ZONE RULES
Rule No.

Parameter

Status

Comment

3.2.1

The maximum number of
dwellings units per site shall
be:
(i) One dwelling unit per site
under 20 hectares.
(ii) Two dwelling units per site
between 20 – 40 hectares

Will comply Each new lot will be entitled to build one
dwelling

3.2.2

Bulk and Location

Discretionary It is requested that dispensations be applied
to the lots to meet the Residential Zone
setbacks from the boundaries where the site
will be developed for residential purposes.
The property is located within the 50kmph
area of Normanby.
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The underlying titles were originally intended
for residential development and through
historic landuse activities.

3.2.2.1

Additional setbacks - 150m
from any dairy/milking shed.

Complies

SECTION 9: SUBDIVISION

Should this not be acceptable, each new lot
will need to apply for a land use consent at
the time of building as a Deemed Permitted
Boundary activity, or Limited Discretionary
Activity.
The additional lots are not located within
150m of any dairy/milking shed

Rule No.

Parameter

Status

9.1.2

Subdivision of land in all ZONES

Controlled

9.2.1

Any subdivision shall comply with all of the
following standards for the respective Zone
Rural 4,000m2 Max 4 Min.. Balance All lots shall
Zone
lots can Lot Size:
demonstrate
be
20 hectares that
created
development
can comply
with the
permitted
activity
standards for
the Zone.

Comment

The proposal is an
eight lot rural subdivision
Discretionary The proposal
creates eight parcels of
land less than
4000m² that will not meet
the minimum design and
parameters of the District
Plan.
The properties are located
on the urban fringe
of Normanby and the
allotments will be
consistent with other lots in
the area.
The underlying original
titles were of the same size,
it is the orientation that is
being changed in this
instance.

9.2.2 1

Where public water, sewerage and/or drainage
services are available within 200 metres of a
proposed subdivision, all lots shall connect at
the time of subdivision or development, unless it
can be demonstrated that there is a more
Will comply
sustainable option.
Sufficient regard to suitability in respect of
topography, soils, water tables and proximity to
water bodies must be demonstrated.
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Lots 7 and 8 will be
amalgamated
The new lots will be able to
connect to the Council’s
water and sewer mains
within Chute Street.
There will need to be
upgrade works undertaken
as per discussions with the
Councils Development
Engineer to which it is
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9.2.2 6

All necessary easements for the protection of
utilities and services to the lot(s) shall be
provided by the subdivider, and duly granted
and reserved.

9.2.3

1. All lots shall provide vehicle access, in
accordance with the Council’s vehicle crossing
standards, to a formed legal road.
2. All development and subdivision design and
construction shall comply with the requirements Discretionary
of NZS 4404:2010 Land Development and
Subdivision Infrastructure and NPDC & STDC
Local Amendments to NZS 4404:2010 Land
Development and Subdivision Infrastructure
(August 2013), including any requirements for
upgrading and/or forming vehicle crossings,
roads and rights-of-way in all zones.

9.2.5

Financial Contributions.

Will comply

Will comply

expected that conditions on
the consent will be made.
An easement over the
existing sewer main on the
eastern boundary will be
made.
Each of the lots created
along Chute Street will
require a vehicle crossing to
be established. A rural
crossing would be
inappropriate for the
residential location and
style of the lot and an
urban crossing is being
proposed.
It is requested that these
be applied as an ongoing
condition under Section
221 to be aligned at the
time of building onsite, to
ensure that they are
appropriate to the design
of the development rather
than that of a randomly
chosen location. This will
provide a better long-term
outcome for the owners of
the site, while the Council
can be guaranteed that a
crossing will be provided.
Financial Contributions are
anticipated and accepted as
part of this application in
accordance with Council’s
current development
contributions policy.

OTHER CONSENT REQUIREMENTS
There are no other consents required from other statutory bodies in relation to this application.
There are no National Environmental Standards or other regulations that are relevant to the proposed
subdivision. A review of the historical land use of the site, demonstrates that the property has always
been used for grazing, or cropping activities with no HAIL activities being undertaken on the property
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therefore, the Resource Management (National Environmental Standards for Assessing and Managing
Contaminants in Soil to Protect Human Health) Regulations 2011 do not apply.

PERMITTED BASELINE ASSESSMENT
District Plan:
As any form of subdivision is at least a controlled activity there are no environmental effects arising
from the division of the land to which the Council has reserved its control to be discounted as part of
the permitted baseline under the rules of the District Plan.
Unimplemented Resource Consents:
There are no unimplemented resource consents applicable to this application.
Existing Environment:
The existing site and surrounds have been described in foregoing and represent the benchmark
against which all effects arising from this activity shall be assessed. In this instance there are existing
environmental elements to be considered that either generate effects that form part of the permitted
baseline environment or are environmental features pertinent to the mitigation of effects arising from
the proposal. These elements are:
1.
2.
3.
4.
5.

The property is bounded by the Residential Zone
The property on its own as a Rural entity does not enable for productive rural farming activities
The surrounding properties to the north and east are all in character of residential sized sections,
and residential activities
The underlying lots were the same size as that proposed when the area was initially surveyed to
establish Normanby
The presence of the unformed roads, outline the original extent of Normanby shape the area to
which includes this land, and highlights the intention for these lots to be for residential
development

ASSESSMENT OF ENVIRONMENTAL EFFECTS (Sections 95A(8)(b) and 95D, 95B and 104a)
The Proposed District Plan recognises that rural land is an important resource and underpins the
social, economic and cultural wellbeing of the district. Accordingly, it seeks to strike a balance
between providing for a range of uses while protecting the values of the rural environment.
The character of the rural environment has been shaped by the interaction between natural and
physical resources and human activities. Rural amenity values include landscape and scenic values,
individual privacy, open rural outlook and open space, with vegetation prevailing over built form.
Buildings tend to be relatively low in height and density, with generous setbacks from boundaries.
Productive working environments are common. The objectives for the rural zone seek to ensure that
activities in the rural environment are compatible with rural character and amenity values and do
not affect the efficient and effective functioning of rural activities.
Inappropriate rural subdivision and the use of rural land can negatively influence the quality and
functioning of the rural environment by manipulating character and amenity values. It can also
impact on the efficient and successful operation of existing farming activities. A key challenge of the
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rural environment is to provide for lifestyle opportunities while ensuring that these do not inhibit
productive farming.
Points for consideration in regards to section 9.1.2(a)(i) – (Xii) of the District Plan and are:
(i) Design, layout, shape and location of lots.
(ii) Infrastructure and services, including water supply (including firefighting water supply),
wastewater systems, stormwater control and disposal, telecommunications and electricity.
(iii)transport infrastructure and traffic effects, including roads and access, and the capacity of the
roading network to cope with additional vehicle movements and road upgrade requirements.
(iv) Provision of reserves, esplanade reserves/strips, access strips, including connections to existing
and future reserves.
(v) Avoidance or mitigation of natural hazards.
(vi) Effects on significant sites and features, including natural, cultural, historic heritage and
waterbodies.
(vii) Management of construction effects, including traffic movements, hours of operation, noise,
earthworks and erosion and sediment control.
(viii) The management of potential reverse sensitivity effects on existing land uses, including
network utilities. These effects could include but not limited to noise, vibration, odour, dust and
visual effects.
(ix) Reverse sensitivity effects resulting from the location of residential or commercial allotments in
the vicinity of petroleum exploration and/or production activities, or largescale renewable electricity
generation activities.
(x) Energy efficiency, such as whether the subdivision road and lot layouts makes efficient use of
existing transport links; minimises vehicle trips and reliance of private motor vehicles and whether
lot dimensions facilitate the siting and design of dwellings that can maximise use of passive solar
energy.
ASSESSMENT
Having regard to the foregoing effects-based matters to over which the Council has reserved its
control the following assessment of environmental effects and the effects on people within it are is
provided.
(i) Design, layout, shape and location of lots.
The proposed layout of the subdivision creates six lots along the frontage of Chute Street that will be
considered in the same visual area of the surrounding residential properties. The extent of the new
(southern) boundary for these six lots will line up with the southern boundary of Part Lot 17 DP
2542.
Lots 7 and 8 will be disconnected by the unformed portion of Kate Street.
The shape and size of the lots have been created having regard for the need of any future
development to meet permitted bulk and location standards of the Residential Zone if possible,
achieving safe access points onto Chute Street. The size of the proposed lots are noted similar to the
surrounding residential lots that are adjacent to the site, as such the proposal does not introduce a
countryside living element to this locality but rather takes its cues from other lots being for
residential use.
(ii) Infrastructure and services, including water supply (including firefighting water supply),
wastewater systems, stormwater control and disposal, telecommunications and electricity.
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The additional lots front Chute Street along which power and telecommunication lines are available.
All lots are of sufficient size within which to dispose of stormwater and wastewater on site and being
well removed from any waterbody any future on site disposal will not adversely affect the natural
receiving environment.
Water and sewer services are available and where the extension of the water mian occurs, this will
ensure capacity provisions can be met.
(iii)transport infrastructure and traffic effects, including roads and access, and the capacity of the
roading network to cope with additional vehicle movements and road upgrade requirements.
Chute Street is a no exit road that presently serves approximately 17 dwellings. The road is
intersected by six side roads that serve the wider township of Normanby.
The formed carriage way is approximately 7.0m wide with a wide grassed berms either side
(between 5.0m and 7.0m). Footpaths are established on the southern side of Chute Street for the
first twos sections (between SH 3 and Ketemerae Road) at which the footpath is established on the
northern side of the road, from Ketemarae Road to Gore Street).
Chute Street is flat and offers unlimited visibility in both directions from the frontage of each of the
lots established, achieving the required sight lines of the District Plan.
The addition of 6 lots having frontage along this road, each with the required lines of site and having
a lot size to enable on site manoeuvring, is not considered to generate any adverse traffic or
pedestrian safety effects due to the low volumes of traffic and the orientation and alignment of the
road, noting that pedestrian movement along the road is not significant in number.
(iv) Provision of reserves, esplanade reserves/strips, access strips, including connections to existing
and future reserves.
The site does not contain or adjoin any water bodies or any existing heritage reserves of any type
that would typically generate the need to provide reserves and as such none are included in this
application.
(v) Avoidance or mitigation of natural hazards.
The site is not known to contain any natural hazards being relatively flat in contour and
not containing any water courses and as such unlikely to be prone to instability of flooding.
Therefore, the proposed subdivision is unlikely to be subject to or worsen any natural hazard.
(vi) Effects on significant sites and features, including natural, cultural, historic heritage and
waterbodies.
As described above, the portion of the site containing the additional lots for future development is
free of any significant features or waterbodies and as such there will be no effect on any natural,
cultural or historic feature.
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(vii) Management of construction effects, including traffic movements, hours of operation, noise,
earthworks and erosion and sediment control.
As the portion of the site in which the additional lots are to be created is flat in contour and is at
grade with the adjacent road, and the lots are front lots that have immediate access to serving,
there is very little construction works associated with giving effect to the subdivision.
Depending on whether the Council requires that the vehicle crossings for Lots 1 – 6 be constructed
as part of the subdivision this would be the only construction to occur as part of the subdivision,
and, due to the at grade relationship between the carriage way and the lots, this work would be
minimal. Therefore, any adverse effects arising from the construction of the vehicle crossings will be
less than minor.
(viii) The management of potential reverse sensitivity effects on existing land uses, including network
utilities. These effects could include but not limited to noise, vibration, odour, dust and visual
effects.
The 6 additional lots front the southern side of Chute Street. To the north, and west of these lots are
residential lots, all located in the Residential Zone. The balance of proposed Lots 7 and 8 are not
being developed at this stage. Perhaps providing vacant countryside living allotments in the future.
Given the foregoing characteristics of the adjoining and adjacent land, there are no existing activities
that would generate significant noise, vibration, odour, dust and visual effects that may adversely
affect the amenity of future owners of the proposed lots that would in turn result in potential
adverse reverse sensitivity effects.
Each of the proposed additional lots are of sufficient size to accommodate a dwelling that is well
removed from the boundaries in relation to the residential setbacks of at 5m from the road
boundaries, to provide a degree of separation from adjacent properties.
In addition, given the residential elements that exist in proximity to the proposed lots, the sensitive
element already exists in this environment that would restrict where an intensive activity may occur,
and the adjoining rural land to the south, which the applicant owns, is also in a sensitive
environment where the eastern side of Ketemarae Road is also used for residential activities.
For the foregoing reasons, the creation of the lots not adversely affect the ability of any existing
lawfully established activity to continue to be undertaken in this environment thereby avoiding any
adverse reverse sensitivity effects.
(x) Energy efficiency, such as whether the subdivision road and lot layouts makes efficient use of
existing transport links; minimises vehicle trips and reliance of private motor vehicles and whether lot
dimensions facilitate the siting and design of dwellings that can maximise use of passive solar
energy.
The additional lots are orientated to the north to optimise the ability for future dwellings to
maximise the potential usage of passive solar energy. By fronting Chute Street the lots
optimise immediate access to the existing transport link noting that the rural location of the site
does not lend itself to minimising private transport trips as no public transport service exists in this
environment.
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OBJECTIVES AND POLICIES
The South Taranaki District Plan identifies the main Objectives and Policies which describe how the
council will address subdivision, the land use issues, and the environmental results which are
expected from the implementation of the Policies and performance standards. The following
objectives and policies of the District Plan are relevant to the application.
2.1 Rural Zone
2.7 Transportation
2.10 Network Utilities
2.13 Tangata Whenua
Subdivision in the Rural Zone must also comply with the performance standards in Section 9 of
the District Plan. The performance standards relate back to the Objectives and Policies in the
District Plan that apply to the activity.
2.1 Rural Zone
Objective 2.1.3 To ensure subdivision, land use and development in the rural environment is of a
nature, scale, intensity and location that maintains and enhances rural character and
amenity values.
Objective 2.1.4 To enable the efficient and effective functioning of farming and rural
based activities, and ensure that activities are not inhibited by adverse effects of new incompatible
land uses.
Policy 2.1.5 Provide for rural subdivision at a scale, design and intensity where it is compatible with
the character and qualities of the surrounding environment, and limit more intensive or poorly
designed subdivision where the character and qualities would be degraded or compromised.
Policy 2.1.6 states that the Plan “manage[s] larger-scale and more intensive subdivision, land use and
development to maintain and enhance the attributes that contribute to rural character and amenity
values, including:
(a) Productive working landscape.
(b) Predominance of vegetation of varying types (pasture, crops, forestry, amenity plantings) over
buildings.
(c) Varying forms, scales and separation of buildings and structures associated with the use of the
land.
(d) Low population density relative to urban areas.
(e) On-site servicing and a general lack of urban infrastructure such as street lighting and footpaths.”
Policy 2.1.8 Manage the adverse effects of noise, vibration, odour, dust, traffic, glare and other
nuisances from land use activities and development through relevant performance standards and
appropriate spatial buffers and setback requirements for specific activities.
Policy 2.1.9 Ensure that new land use activities are of a nature, scale, intensity and location
consistent with maintaining the character and amenity of the rural environment, and avoids or
mitigates potential reverse sensitivity effects.
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Policy 2.1.14 Avoid, remedy or mitigate adverse effects on rural privacy and rural character in the
Rural Zone by maintaining road and site boundary setbacks for all buildings, while recognising that
the degree of privacy and rural spaciousness is different in areas comprising existing smaller ruralresidential lots.
The land is located on the western edge of Normanby where the urban environment starts to give
way to larger rural-residential sites, and farmland. The site is flat and there are no significant
topographical features.
There is an established environment on the residential streets, in the northern, eastern and western
reaches of the property, in which this development fits. The environment was set by the survey plan
around the 1880’s. That survey anticipated that Normanby Township would develop to the extent
of this property, with roads bordering every boundary of the property.
Normanby has grown to this extent, and this property has been held together in ownership with
land to the south of the site and used in conjunction for farming purposes. This should not however
preclude it from being able to be developed for the purpose it was intended. When the District Plan
was reviewed in 2015, the land was zoned in accordance with its land use activity, then its potential
for development.
It can be recognized that the subdivision of the subject lots may be outside of that anticipated by the
District Plan, however in reality, the subdivision makes use of a residential street and residential
services provided by Council is an efficient use of the resources available in an environment that isn’t
anticipated to be rural in nature, as described by the District Plan.
The proposed subdivision would reduce a portion of productive working landscape of the Rural
Zone. There will remain large portions of rural productive activities, south and west of the property.
The proposal would result in a net loss of land available for rural productive activities, however at
just over 2 hectares, the property is not able to undertake rural activities to a scale that is
meaningful. The ability for historic rural based activities on the site is due to common ownership
with adjoining farmland.
Similarly, the subdivision would restrict the ability to have varying types of vegetation nor the ability
for vegetation to have dominance over buildings within both lots; however, this would not detract
from the overall predominance of vegetation over buildings within the Rural Zone generally
The proposed subdivision would reduce the productive working landscape of the Rural Zone
however this is not considered to be a significant loss due to the size of the parent property. While it
would result in a net loss of land available for rural productive activities, the area which is not
currently occupied by buildings and ancillary infrastructure is not suitable by itself for rural
production at a scale that is meaningful.
Similarly, the subdivision would restrict the ability to have varying types of vegetation nor the ability
for vegetation to have dominance over buildings within both lots; however, this would not detract
from the overall predominance of vegetation over buildings within the Rural Zone generally.
The ability of each lot to cater for the variety of form, scale and separation of buildings typically
experienced within the Rural Zone would also be affected by the subdivision. The size of the lots
would not allow for the required separation between permitted sensitive activities and farming or
rural activities that is anticipated on larger rural properties. The subdivision is likely to result in a
concentration of built form within the Rural Zone as dwellings eventually be built on Lots 1-6. Should
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population density increase as a result, this would generate less than minor effects due to the
existing population density of Normanby.
Considering the site’s proximity to the Residential Zone and the residential nature of the subdivision,
the application is considered appropriate for the surrounding environment and its character and
amenity.
2.1.3 To ensure subdivision, land use and development in the rural environment is of a nature, scale,
intensity and location that maintains and enhances rural character and amenity values.
2.1.4 To enable the efficient and effective functioning of farming and rural based activities, and
ensure that activities are not inhibited by adverse effects of new incompatible land uses.
As the policies mentioned, the subdivision makes use of the available resources, the location on the
edge of town and the consideration of the surrounding land use activities to ensure it has a low
impact on the receiving rural environment. The subject site adjoins rural properties and at 2.1
hectares the site would never be able to undertake any meaningful primary production activity. The
proposed subdivision will not result in a degradation of or compromise of the character and qualities
of the surrounding environment; the
Figure 7 - Urban Planning Map - Extension of Subdivision
surrounding environment is a mix of rural and
residential and this would remain the case
post-subdivision and development.
The effects of the subdivision are primarily on
the character and amenity of the area, as
mentioned. These include the possible
intensification of residential activities and
associated amenity within the Rural Zone. The
extent of the subdivision lines itself with the
existing extent of the residential zoning as
shown in Figure 7These effects could result in an
increased area of built form, and an increase in
the number of permanent occupant dwellings
within a rural area. The existing character and
amenity of the surrounding environment is not a
typical rural environment; the parent property
and surrounding sites are mixed but more
consistent with a mixed rural-residential outlook
and amenity. While there are rural productive
activities at varying scales and intensities
nearby, residential activities dominate the
landscape and influence the existing quasi-rural character and amenity. The creation of new
boundaries would not result in any significant changes visible to the general public and would not
generate adverse effects on the existing character and amenity of the District’s Rural Zone.
Due to the area’s existing character and amenity, it is considered that the adverse effects generated
by the proposed subdivision on the character and amenity of this environment will not be more than
minor.
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In conclusion, despite not meeting the Plan’s requirements for Rural Subdivision, the proposed
subdivision would not result in adverse effects on the character and amenity of the surrounding
rural environment which are more than minor. The effect of the proposed subdivision on the Rural
Zone’s ability to provide for rural productive activities would also be no more than minor.
Overall, it is considered that while this subdivision does not comply with the Plan’s Rural Zone
performance standards, the effects of the subdivision on the Rural Zone would be no more than
minor. A private plan change in this instance has been discussed and disregarded as it appears that
where this proposal meets the objectives and policies of the District Plan.
Building Setbacks
The Plan also provides policies which outline the requirements for buildings in the Rural Zone which
are reiterated by the rules and performance standards included in Section 3. Policies 2.1.13-15 outline
that building setbacks, location and design are important for managing adverse effects on privacy,
reverse sensitivity and character. Policy 2.1.14 states that maintaining setbacks are a key method of
ensuring that adverse effects on rural privacy and character are managed; it also acknowledges that
privacy and spaciousness are different in rural-residential lots. Policy 2.1.15 requires that reverse
sensitivity is managed between sensitive activities and farming or other rural activities by having
appropriate separation distances.
The application seeks consent to see that any development on Lots 1-6 should not be required to
comply with the building setbacks for the Rural Zone but that the Residential Zone setbacks from the
side boundaries shall apply, offering at least 5m from the road boundary of Chute and Gore Streets.
Where Lots 4 and 5 share the boundary of the unformed portion of Kate Street, we request a
dispensation of 4.5metres to align with the residential performance standards, should that road ever
need to be constructed in the future. This unformed portion of Kate Street is approx. 20 metres
wide.
Residential activities are permitted in the Rural Zone and anticipates that Lots 1 to 6 will be
developed for residential purposes. The application does not include building design or a specified
building platform as these are not known at this point, however given the size and shape, various
development opportunities can be accommodated for within the perimeters of the residential
setbacks.
Due to the size of the road berms on either side of the Gore and Chute Streets, the formed road,
plus the 5.0m setback, any development on Lots 1 – 6 will be at least 25 metres setback from any of
the properties on the northern side of Chute Street, or those on the western side of Gore Street. For
this reason, written approval has not been sought.
Due to the sewer easement that exists along the eastern boundary, any development on proposed
Lot 6 will need to consider the setback requirements from the sewer main and its easement, being
at least 2 metres. For this reason, a setback distance of at least 5 metres from this boundary is
proposed appropriate, and consultation has not been undertaken for this reason with the owners of
22 Chute Street.
It is recommended that a condition allowing for the development of Lots 1 -6, up to, but no closer
than, 5m from the Chute Street and Gore Street road boundaries, 4.5 metres from the unformed
portion of Kate Street, and 1.5metres from all other boundaries, with the exception of the eastern
boundary of Lot 6, (which is to be at least 5metres setback) without resource consent or planning

264

Extraordinary Environment and Hearings Committee - Land Use Consent Report

2

permission be included, should consent be granted. This condition should be registered on the
Record of Title as a consent notice in accordance with Section 221 of the RMA.
2.7 Transportation
Objective 2.7.5 Safe and efficient road and rail networks to ensure the reliable movement of
people and goods.
Objective 2.7.6 Well-designed and located vehicle access and parking to ensure the safety of
people, pedestrians, cyclists and vehicles and the efficient operation of the adjoining road
network.
Objective 2.7.7 Protect the current and future efficiency, operation, safety and development of the
State Highways and railway infrastructure.
Policy 2.7.10 Develop and maintain a roading hierarchy of local (access), collector, and arterial roads,
recognising their different functions in terms of access to adjacent properties, and the management
of through traffic.
Policy 2.7.11 Establish a consistent approach to roading, access and subdivision design, in
accordance with NZS 4404:2010 Land Development and Subdivision Infrastructure (including local
amendments adopted by NPDC and STDC) and accepted national standards or guidelines, and
require all works to be designed and constructed to meet these standards.
Policy 2.7.18 Ensure that subdivision, land use and development adjoining State Highways and the
rail network avoid, remedy or mitigate reverse sensitivity effects by protecting themselves from
noise, particularly in habitable rooms
The subdivision is located on two existing residential streets that are formed to an adequate
standard to service the subdivision. Proposed Lots 1 to 6 will be accessed from Chute Street, with
new Urban Specification crossings, while the existing access off Gore Street for Lots 7 and 8 is
upgraded if required.
It is anticipated that a footpath may be considered appropriate for the ongoing use by people,
pedestrians and cyclists. This can be provided for as a condition of the consent.
There are three unformed roads that strangle the property. Kate Street, Hunter Street and Gore
Street. It is not anticipated that these roads need to be constructed at this point, or that they are
necessary in the development of the lots. The existing infrastructure and proposed access onto
Chute Street satisfies the necessary requirements of the District Plan. Should there be any further
development of Lots 7 and 8 in the future, this matter can be addressed at that time.
Figure 8 - Unformed Roads

265

Extraordinary Environment and Hearings Committee - Land Use Consent Report

2

2.10 Network Utilities
Objective 2.10.2 To provide for the safe, efficient and sustainable development, operation,
maintenance and upgrading of network utilities, in a manner which avoids, remedies or mitigates
adverse effects on the environment, while recognising their technical, locational and operational
constraints.
Policy 2.10.4 Provide for the development, operation, maintenance and upgrading of network utilities
in a manner which avoids, remedies, or mitigates adverse effects on the environment, while
recognising their operational, technical and locational requirements.
The Council water and sewer services are available and each of the allotments will have appropriate
connections where this can be achieved. As detailed above, an upgrade of the water main will be
undertaken in accordance with the modelling undertaken by the Council. The specific design and
construction standards will be addressed through the detailed design process.
An easement along the eastern boundary of the property for the sewer main will be provided.
A geotechnical report has been provided that supports the development of each of the lots.
Provision has been made for servicing to the proposed new allotments, it is considered that that a
condition be imposed stating that: “All works associated with the development must be designed
and constructed in accordance with NPDC & STDC Local Amendments to NZS 4404:2010 Land
Development and Subdivision Infrastructure (August 2013)”.
2.13Tangata Whenua
Objective 2.13.6 To recognise and provide for the relationship of Tāngata Whenua and their
culture and traditions (including mauri) with land, water, sites and areas of cultural and spiritual
significance, wāhi tapu and other taonga.
Objective 2.13.7 To protect sites and areas of cultural and spiritual significance
to Tāngata Whenua from the adverse effects of inappropriate subdivision, use, and development
of resources
Objective 2.13.9 To provide Tāngata Whenua with opportunities to participate in resource
management processes and decision-making.
Policy 2.13.11 Establish formal and informal working relationships with Tāngata Whenua within
which a partnership regarding resource management matters may be defined, addressed and
decided.
Policy 2.13.12 To actively engage with Tāngata Whenua when addressing matters of concern to Iwi
and hapū, including recognition of the relationship of Tāngata Whenua and their culture and
traditions with land, water, sites and areas of cultural and spiritual significance, wāhi tapu and other
taonga.
Policy 2.13.13 To encourage, where appropriate, as part of the determination of resource consent
applications, consultation with Tāngata Whenua be undertaken and reported to the decisionmaking authority.
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Policy 2.13.14 Identify sites and areas of cultural and spiritual significance to Tāngata Whenua for
protection from inappropriate subdivision, use and development based on criteria developed
with Tāngata Whenua
The applicant recognises that only tangata whenua can identify impacts on their relationship with
their culture, traditions, ancestral lands, waterbodies, sites, areas and landscapes and other taonga
of significance to Maori. The subject land is located within the rohe of Ngati Ruanui Iwi under the
Settlement Act. The application will be sent directly to them, as well as to Te Korowai o Ngaruahine
as the Iwi Authority for Ngaruahine for comment.
There are no known cultural, spiritual, or archaeological sites on the subject land. Nor are there any
known sites within the immediately surrounding area.
Overview of Objectives and Policies
In summary of the foregoing, having regard for the absence of any significant adverse effects and the
positive effects arising from the proposal, it is considered that the subdivision and use of this land is
compatible with the surrounding environment and so the environmental effects will be acceptable.
The proposal is not inconsistent with the policies and objectives of the District Plan, nor will it
generate effects that are more than minor.
Section 104 of the Act is subject to Part 2 of the Act. Part 2 includes the purpose of the Act (section
5), the matters of national importance that shall be recognised and provided for (section 6), other
matters to which particular regard must be given (section 7) and the principles of the Treaty of
Waitangi (section 8).
The subdivision occurs in Normanby’s urban environment which would be a natural place for further
development. The lots meet the minimum lot size for the residential zone. The newly created lots
have access to existing Council infrastructure, allowing the property to be developed and serviced
with minimal infrastructural upgrades which could be considered an efficient use of resource. In terms
of amenity, the proposed lots are consistent with the surrounding level of amenity.
The proposed subdivision will not give rise to any adverse environmental effects that are more than
minor, will not adversely affect the quality, character or amenity of the rural environment and will
maintain the quality of the environment in a manner that is consistent with the sustainable
management purpose of the Act.
Part 2 of the Resource Management Act 1991 (“the Act”) sets out the purpose and principles of the
Act, the matters of national importance, and other matters to which all persons exercising functions
and powers under the Act must have regard or take into account.
Section 5 specifies that the purpose of the Act is “to promote the sustainable management of
natural and physical resources”. Section 5(2) defines sustainable management as:
“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.”
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The Act is an enabling statute and recognises that society and individuals will seek to use, develop
and manage natural and physical resources. However, in doing so it is necessary to consider the
implications for the surrounding environment. Under the District Plan, the proposed subdivision is
assessed as a Discretionary Activity due to minimum lot sizes not being met and that the building
setbacks requested are residential while the rural zone is the underlying zone. It is important to
acknowledge here that the development and management of the site, as a physical resource, is well
aligned to residential activities, more so than rural.
The proposed subdivision is considered to provide for social and economic well-being in a
sustainable manner.
Section 6 specifies matters of national importance that must be recognised and provided for. The
property does not contain any specific statutory acknowledgement area. The property does
not abut the areas of statutory consideration for Iwi.
Section 7 of the Act sets out other matters to which regard shall be made. Of these, the following
are considered relevant to the application for resource consent:
(b) the efficient use and development of natural and physical resources
(c) the maintenance and enhancement of amenity values
(f) maintenance and enhancement of the quality of the environment.
The proposed subdivision is considered an efficient use of the land as it provides for six residential
sections and one lifestyle section (by way of the amalgamation of Lots 7 and 8). The subdivision is
consistent with the original formation of the property (as per the original titles) and the surrounding
land uses. While there will be a minor loss of productive rural land, the land activities will maintain
the amenity and quality of the environment in the locality. The proposal will not impact on the
surrounding rural farming activities. Therefore, the proposal is justifiably considered consistent with
Section 7 of the Act.
Section 8 – Treaty of Waitangi – of the Act specifies that the principles of the Treaty of Waitangi shall
be taken into account. There has been a review of the District Plan overlays with respect to the
property and no impact on the relationship of Maori with the whenua is foreseen arising from the
activity. With respect it is considered that the application has taken into account principles of the
Treaty and the silence to requests for consultation has indicated that there is nothing
of notable concern by Iwi at this stage. Should there be any matters raised when the Council sends
the application to Iwi, then these matters will be addressed accordingly with respect and dignity.
National Policy Statements - At the time of writing none of the National Policy Statements in
force were of relevance to the proposed subdivision.
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National Environmental Standards - Regulation 5(5) of the Resource Management (National Environmental Standard for Assessing and Managing Contaminants in Soil to Protect Human Health) Regulations 2011 (NES-CS) describes
subdivision as an activity to which the NES-CS applies where an activity that can be found on the Ministry for the Environment’s Hazardous Activities and Industries List (HAIL) has occurred. There have been none of these associated
activities occur on the property.
A historical account of the property has been undertaken, with photographs dating back to August 1972. It appears that the land has always been used for pastoral grazing, and for growing crops like maize. There have been no
hazardous activities and/or industries onsite that would trigger the above provisions. Nor have there been any of these such activities on the adjoining properties.
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Taranaki Regional Policy Statement and Regional Plans
District Plans are required to give effect to Regional Policy Statements and not be inconsistent with
Regional Plans. The District Plan includes objectives, policies and methods to give effect to the
Regional Policy Statement for Taranaki; the relevant provisions of the Plan are discussed below.
None of the Regional Plans for Taranaki are of considered to be of specific relevance to the proposed
subdivision.
NOTIFICATION ASSESSMENT
Public Notification Assessment
Section 95A sets out the public notification provisions to be considered in relation to applications for
resource consent.
Step 1: mandatory public notification in certain circumstances
Section 95A(3) requires public notification of a proposal if:


requested by the applicant; or



required under S95C

The applicant does not request public notification.
Further, although no further information has been requested at this preliminary stage, we hereby
give notice that the Applicant will endeavour to provide any information/report requested by
Council (under s92 of the RMA) within the agreed timeframe.
Step 2: if not required by step 1, public notification precluded in certain circumstances
Section 95A(5) precludes public notification of a proposal if:


all applicable rule(s) or national environmental standard(s) preclude public notification of
the application



the application is for a controlled activity; a restricted or discretionary activity for subdivision
of land or residential activity; a boundary activity; or a prescribed activity

We note that none of the applicable rules preclude public notification of the application.
As the application is classified as a discretionary activity subdivision of land, public notification of
the application is precluded.
Step 3: if not precluded by step 2, public notification required in certain circumstances
Public notification is precluded under Step 2. The application is not required to be publicly notified
as the activities are not subject to any rule or a NES that requires public notification (s95A(8)(a)).
Step 4: public notification in special circumstances
If an application has not been publicly notified as a result of any of the previous steps, then the
council is required to determine whether special circumstances exist that warrant it being publicly
notified (s95A(9)).
Special circumstances are those that are:
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exceptional or unusual, but something less than extraordinary



outside of the common run of applications of this nature, or



circumstances which makes notification desirable, notwithstanding the conclusion that the
adverse effects will be no more than minor.

In this instance having regard to the existence of any special circumstances we conclude that there is
nothing exceptional or unusual about the subdivision application as it does not represent a deviation
from the range of effects anticipated by the applicable planning framework and that the proposal
has nothing out of the ordinary run of things to suggest that public notification should occur.
Public Notification Conclusion
As the proposal is precluded from public notification, being a discretionary activity, and there are no
special circumstances, this application can and should proceed without public notification.
Limited Notification Assessment
If an application for resource consent is not publicly notified under Section 95A, Section 95B
necessitates a determination as to whether limited notification is required.
Step 1: certain affected groups and affected persons must be notified
Section 95B(4) requires limited notification of a proposal if there are any:


affected protected customary rights groups



affected customary marine title groups



if the proposed activity is on or adjacent to, or may affect, land that is the subject of a
statutory acknowledgement and the person to whom the statutory acknowledgement is
made is an affected person under section 95E

We are not aware of any customary rights groups or marine title groups.
Step 2: if not precluded by Step 1, limited notification precluded in certain circumstances
Section 95B(6) precludes limited notification of a proposal if:


all applicable rule(s) or national environmental standard(s) preclude public notification of the
application



the application is for a controlled activity; or a prescribed activity

We note that the applicable rules do not preclude limited notification of the application.
Further, the application is not for a controlled activity or a prescribed activity under Section 360H.
Step 3: if not precluded by step 2, certain other affected persons must be notified
Section 95B(9) necessitates a determination, in accordance with Section 95E, as to whether limited
notification of a proposal is required to:


an owner of an allotment with an infringed boundary



in the case of a prescribed activity, a prescribed person
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in the case of any other activity, any other person

For the purposes of Section 95E and as set out in the assessment of effects above, which includes an
assessment on people, as any adverse effects on people will be less than minor no persons are
deemed to be adversely affected and as such no limited notification is required.
Step 4: further notification in special circumstances
In addition to the findings of the previous steps, the council is also required to determine whether
special circumstances exist in relation to the application that warrant notification of the application
to any other persons not already determined as eligible for limited notification.
Special circumstances are those that are:
• exceptional or unusual, but something less than extraordinary;
• outside of the common run of applications of this nature; or
• circumstances which make limited notification to any other person desirable, notwithstanding the
conclusion that no other person has been considered eligible.
In our opinion, there are no special circumstances at play for this application because the proposal is
conventional in nature and represents no significant deviation from the range of effects anticipated
by the applicable planning framework.
Limited notification conclusion
For the reasons set above for steps 1 – 4, this application can be processed without limited
notification.
CONSULTATION
Consultation has been undertaken with Graham Young, Ngati Ruanui. While there has not been any
formal written approval provided for, the subdivision was supported.
No other persons have been consulted with in relation to this application.

CONCLUSION
This application is for a Discretionary Activity because the lot sizes do not meet the minimum
standards for properties in the Rural Zone. The property is within the context of an urban
environment, with residential sized lots and activities to which the proposal will be well suited. The
environment is predominantly residential in nature, and the underlying sections of the time when they
were created were for residential activities, as is the character and amenity of the area.
The extent of the Normanby urban area included this parcel of land and due to the land use being
rural in conjunction with common ownership over the years, has been rezoned in the District Plan.
As evaluated, the property is of a size, that would not permit and or support a meaningful primary
production activity, such as dairy farming, unless it is continued to be used alongside other farming
properties in the Rural Zone.
The proposal enables for urban growth to the extent of the property as it exists in the Normanby
town boundary.
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The District Plan guides the council in considering the effects of the subdivision on the surrounding
environment. The expectation for sustainable management of the growth of rural and urban areas
and the recognition of the amenity of each area is identified in the District Plan through Objectives
and Policies.
The subdivision has been designed to comply with the District Plan requirements. The subdivision
can address the expectations of the Objectives and Policies in the District Plan. There are no adverse
effects associated with the proposal and consent can be granted without notification.
The proposed subdivision does not include any activities that prohibit tangata whenua being able
to exercise their customary responsibilities as mana whenua and kaitiaki in the protection
and management of the natural environment.
It is concluded that this subdivision is an appropriate use for the land and is consistent with the
principals of sustainable resource management. I consider that the proposal is consistent with Part II
of the Resource Management Act 1991 (RMA).
In accordance with Section 104 of the RMA I consider it appropriate for subdivision consent to be
granted, subject to fair and reasonable conditions.

Prepared by: Andrea Rowe
(On behalf of the applicant)
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Aug 1972 (Sourced from http://retrolens.nz and licensed by LINZ CC-BY 3.0)
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Feb 1982 (Sourced from http://retrolens.nz and licensed by LINZ CC-BY 3.0)
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Apr 2001 (sourced from Google Earth Pro)
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May 2007 (sourced from Google Earth Pro)
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Aug 2013 (sourced from Google Earth Pro)
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Oct 2017 (sourced from Google Earth Pro)
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Aug 2018 (sourced from Google Earth Pro)
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1 INTRODUCTION

Cottage Valley Design Ltd (CVD) has been engaged by CFN Development Ltd to undertake a
geotechnical investigation and site inspection for a Resource Consent for the subdivision of 22 Chute
Street, Normanby. This report addresses the conditions of the South Taranaki District Council
Resource Consent for this subdivision.
The sites are located on the south side of Chute Street, Normanby between Ketemare Road and Gore
Street. It is proposed to subdivide the existing properties into eight Lots with Lots 7 and 8 being
amalgamated in one record of title as shown in the JSL drawing “Proposed Subdivision” below dated
06/08/2020. The legal description noted on the drawing is “Lot 15 DP2542, Part Lot 17 DP 2542 RT
TNB4/1291, TNF2/413.
All eight Lots require investigation for the Consent.
The Shear Vane, Scala Penetrometer testing and a site inspection were undertaken on Friday 20th
November 2020.
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JSL drawing - Proposed Subdivision
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1.1

Site Description

Lots one to six inclusive are currently in grassy paddocks whilst Lots 7 & 8 have been planted with
maize. The subdivision has a very gently fall in a generally southern direction.

Lots 1 to 6 inclusive

Lot 7 and 8

General Views of Lots 1 to 8 inclusive

2 GEOTECHNICAL INFORMATION

The soil testing on Lots 1-8 inclusive was undertaken on 20th November 2020 to determine the nature
of the underlying soil conditions. This testing consisted of individual hand boreholes with Shear Vane
testing at regular vertical intervals and a Scala Penetrometer test adjacent to the auger hole on each
Lot. All testing was to a nominal 1.9m depth, that being good firm resistance. The location of the test
sites is shown below with the results attached in Appendix A.

Test Location Plan

26 November 2020
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2.1

Soil Description

The auger holes were drilled to a depth of 1,900mm, as shown in Appendix A (attached). The water
table was not encountered in any of these boreholes. These Lots all have 200-250mm of topsoil.
Beneath the topsoil, all Lots also have a dry, crumbly sandy clay (Ash) layer to a depth of 500-950mm
below the surface. Below this layer, the subsoil takes on a more plastic and damp nature. Below 9501,400mm depth the subsoil becomes very plastic with an increase in moisture content. This sandy clay
subsoil has variable plasticity and dampness to a depth of at least 1,900mm. On Lots 7 and 8 a gritty
nature was noted below 1.75m depth.

2.2

Sandy Clay with a dry crumbly nature

Sandy Clay with a slightly plastic nature

Sandy Clay with a plastic nature

Sandy Clay with a gritty nature

Soil Testing

Shear Vane and Scala Penetrometer tests were undertaken to a depth of 1.9m.
The test results indicate that below the topsoil is various layers of sandy clay (Ash) material to at least
1,900mm depth which has variable shear strength and Scala Penetrometer results. The Shear strength
and Scala Penetrometer results improve with depth. Between the underside of the topsoil and 1.01.7m depth (depending on the Lot), the results indicate a subsoil material of moderate strength. Below
1.0-1.7m depth (depending on the Lot) the results show subsoil material that exceeds a 300kPa
ultimate bearing capacity (100kPa insitu).
The test results are shown in Appendix A.
26 November 2020
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2.3

Soil Summary and Classification

The subsoil was identified as a sandy clay below the topsoil. Below 1.5-1.7m depth, depending on the
Lot, this Brown Taranaki Ash Sandy Clay layer meets the strength requirement from NZS3604
definition for ‘Good Ground’ – any soil or rock capable of permanently withstanding an ultimate
bearing capacity of 300kPa, (i.e. an allowable bearing pressure of 100kPa using a factor safety of 3.0).

3 BUILDING PLATFORMS

The soil testing has confirmed that on all Lots tested the top 200-250mm of soil below the current
ground level as being topsoil overlaying a Sandy Clay material of moderate strength to approximately
1.5-1.7m depth. Beneath this layer is a further Sandy Clay material of good bearing capacity to a depth
of at least 1.9m. This material is firm and meets the strength requirement of NZS3604 definition of
‘Good Ground’ (any soil or rock capable of permanently withstanding an ultimate bearing capacity of
300kPa). It is anticipated that foundations on all Lots could be standard foundations as per NZS3604
provided they are extended down to the firm Brown Sandy Clay layer below approximately 1.5-1.7m
(depending on the Lot). Alternatively, specifically engineered shallow foundations such as a Rib Raft
may be possible on the upper subsoil layers upon confirmation of “good ground”.
Due to the variability of the test results across the subdivision, further soil investigation is
recommended subject to the layout of any proposed building for each Lot.
The above statements are based on the testing undertaken. Should ground conditions be encountered
that do not meet the description within this report during construction, Cottage Valley Design Ltd
must be contacted to reconfirm the ground stability. These conditions may require specific
engineering design of foundations depending on the nature of the ground encountered.

4 STORMWATER
4.1

Flood Free Platform

All sites are gently sloping in a southerly direction and are otherwise elevated and clear of any
waterways. Providing the requirements for floor heights are complied with in accordance with
NZS3604 and onsite management of stormwater is undertaken in accordance with NZBC E1 all sites
will provide a flood-free platform.

4.2

Onsite Stormwater

The soil identified on all Lots is well-drained and would accommodate standard lined soak holes for
stormwater management. Due to the increasing plasticity of the subsoil it is recommended that any
soakhole is lined. Alternatively, shallow soakage beds would be an acceptable solution.
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5 CONCLUSIONS AND RECOMMENDATIONS
5.1

Conclusions and Recommendations

The soil testing and site investigation for the proposed subdivision has identified the following:

5.2



All sites tested (Lots 1-8 inclusive) have identified that the underlying Taranaki Sandy Clay soil
(below a depth of 1.5-1.7m from the surface), at the test locations, meet the NZS3604
definition of ‘Good Ground’ for foundations. As such standard NZS3604 foundations would be
suitable on these sites if founded at this level. Alternatively, a specifically engineered shallow
foundation design (such as a Rib Raft) may be undertaken which may allow building
foundations to be supported on the upper subsoil material. It is recommended that all sites
have additional soil investigations undertaken at the location of any proposed building.



All sites will provide flood-free building platforms, considering their relative elevation, slope
and distance from waterways.



All sites have soil conditions suitable for the on-site management of stormwater
requirements. It is considered that shallow soakage beds or lined soakholes or would suitable.

Distribution

This report has been produced by Cottage Valley Design Ltd for the client, CFN Developments Ltd, and
is solely for the client’s use for which the report was intended, in accordance with the agreed scope.
The reliance and/or use of the report and/or information within this report by any person or business
which Cottage Valley Design Ltd have not given prior consent is at the persons or business own risk.

5.3

Limitations

The geotechnical opinions and recommendations which are contained in this report are based
on
the site conditions as they presently exist and further assume that the exploratory holes are
representative of current subsurface conditions throughout the site i.e. inferences about the nature
and continuity of ground conditions away from the boreholes have been made in the preparation of
this report. It is assumed that subsurface conditions everywhere are not significantly different from
those disclosed by the investigation.
We should be notified of any subsurface conditions, which appear to be different from those as
disclosed by this investigation so that these conditions may be reviewed, and our recommendation
reconsidered where necessary.
The above site investigation did not include site inspection for chemical contamination or liquefaction
potential of the subsoil.
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Appendix A – Soil Test Results
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SOIL TEST SHEET
Date
Job No.
Location.
CLIENT.
PAGE

Cottage Valley
Design Ltd

20/11/2020

356
Chute Street, Normanby
CFN Development
1 of 9

North

Test Locations

Test Location Plan
Testing undertaken by

Andrew Jordan
NDE (Civil), MEngNZ

Date

20/11/2020

Cottage Valley Design Ltd, 275 Henwood Road, RD2, New Plymouth 4372. - M. 021 254 5701 - cottagevalleydesign@gmail.com

303

Extraordinary Environment and Hearings Committee - Land Use Consent Report

2
SOIL TEST SHEET
Date

Cottage Valley

20/11/2020

Design Ltd

Job No.

356

Location.
CLIENT.
PAGE

Chute Street, Normanby
CFN Development

2 of 9

Scala Penetrometer Test
Location - Lot 1
0

0

2

4

# Blows/50mm

6

Undrained
Shear Strength
(kPa)

Soil Type

Topsoil

100
200
300
400

124 / 17

Brown Sandy Clay/Black
Specs/Crumbly/Slightly Plastic/Dry

500
600

141 / 22

700

Brown Sandy Clay/Black Specs/1mm
Pumice/Plastic/Damp

Depth (mm)

800
900

81 / 14

1000
1100

112 / 19

1200

98 / 14

1300

Brown Sandy Clay/Black Specs/Very
Plastic/Damp

1400
1500

144 / 23

1600

Brown Silty Clay/Black
Specs/Plastic/Damp/Firm

1700
1800

181 / 22

1900

End of borehole

2000

Taken by.

Andrew Jordan

Cottage Valley Design Ltd, 275 Henwood Road, RD2, New Plymouth 4372. - M. 021 254 5701 - cottagevalleydesign@gmail.com
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SOIL TEST SHEET
Date

Cottage Valley

20/11/2020

Job No.
Location.
CLIENT.
PAGE

Design Ltd

356
Chute Street, Normanby
CFN Development

3 of 9

Scala Penetrometer Test
Location - Lot 2
0

0

2

4

# Blows/50mm

6

Undrained
Shear Strength
(kPa)

Soil Type

Topsoil

100
200
300
400

81 / 17

Brown Sandy Clay/Black
Specs/Crumbly/Slightly Plastic/Dry

500
600
700

98 / 16
Brown Sandy Clay/Black
Specs/Plastic/Damp

Depth (mm)

800
900

135 / 26

1000
1100
1200

86 / 16

1300

Brown Sandy Clay/Black Specs/Very
Plastic/Damp

1400
1500

60 / 27

1600
1700

Brwon Silty Clay/Black
Specs/Plastic/Damp/Firm

1800

144 / 23

1900

End of Borehole

2000

Taken by.

Andrew Jordan
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Date

Cottage Valley

20/11/2020

Job No.
Location.
CLIENT.
PAGE

Design Ltd

356
Chute Street, Normanby
CFN Development

4 of 9

Scala Penetrometer Test
Location Lot 3
0

0

2

4

# Blows/50mm

6

Undrained
Shear Strength
(kPa)

100

Soil Type

Topsoil

200
300
400

92 / 10
Brown Sandy Clay/Black
Specs/Crumbly/Slightly Plastic/Dry

500
600
700

75 / 14

Depth (mm)

800
900

153 / 26

1000

Brown Sandy Clay/Black
Specs/Plastic/Damp

1100
1200

63 / 14

1300

Brown Sandy Clay/Black Specs/Very
Plastic/Damp

1400
1500

86 / 13

1600

Brown-Orange Sandy Clay/Orange
Streaks/Black Specs/Plastic/Damp

1700
1800

155 / 22

1900

Brown Silty Clay/Black
Specs/Plastic/Damp/Firm
End of borehole

2000

Taken by.

Andrew Jordan

Cottage Valley Design Ltd, 275 Henwood Road, RD2, New Plymouth 4372. - M. 021 254 5701 - cottagevalleydesign@gmail.com

306

Extraordinary Environment and Hearings Committee - Land Use Consent Report

2
SOIL TEST SHEET
Date

Cottage Valley

20/11/2020

Job No.
Location.
CLIENT.
PAGE

Design Ltd

356
Chute Street, Normanby
CFN Development

5 of 9

Scala Penetrometer Test
Location Lot 4
0

0

2

4

# Blows/50mm

6

Undrained
Shear Strength
(kPa)

100

Soil Type

Topsoil

200
300
400

167 / 36

Brown Sandy Clay/Crumbly/Slightly
Plastic/Dry

104 / 23

Brown Sandy Clay/Black Specs/Slightly
Plastic/Damp

500
600
700

Depth (mm)

800
900

184 / 37

1000
1100

Brown Sandy Clay/Black
Specs/Plastic/Damp

1200

184 / 35

1300
1400
1500

158 / 26

1600
1700

Brown Sandy Clay/Black & White
Specs/Orange Streaks/Very Plastic/Very
Damp

1800

170 / 26

1900

End of borehole

2000

Taken by.

Andrew Jordan
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Job No.
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CLIENT.
PAGE

Design Ltd
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Chute Street, Normanby
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6 of 9

Scala Penetrometer Test
Location Lot 5
0

0

2

4

# Blows/50mm

6

Undrained
Shear Strength
(kPa)

100

Soil Type

Topsoil

200

Brown Sandy Clay/Black
Specs/Crumbly/Slightly Plastic/Dry

300
400

144 / 23

500
600
700

173 / 29

Depth (mm)

800

Brown Sandy Clay/Black
Specs/Plastic/Damp

900

158 / 32

1000
1100
1200

138 / 20

1300
1400
1500

144 / 23

1600

Brown Sandy Clay/Black Specs/Very
Plastic/Very Damp

1700

Brown Very Sandy Clay/Black
Specs/Very Plastic/Very Damp

1800

201 *

1900

End of borehole

* Note: Exceeded capacity of
shear vane test equipment

2000

Taken by.

Andrew Jordan

* Note: Exceeded capacity of shear vane test equipment
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Job No.
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CLIENT.
PAGE

Design Ltd

356
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7 of 9

Scala Penetrometer Test
Location Lot 6
0

0

2

4

# Blows/50mm

6

Undrained
Shear Strength
(kPa)

100

Soil Type

Topsoil

200

Brown Sandy Clay/Black
Specs/Crumbly/Slightly Plastic/Dry

300
400

112 / 20

500
600
700

167 / 23

Depth (mm)

800

Brown Sandy Clay/Black
Specs/Plastic/Damp

900

150 / 29

1000
1100
1200

112 / 17

1300
1400

Brown Sandy Clay/Black Specs/Very
Plastic/Very Damp

1500

112 / 20

1600
1700

Brown Very Sandy Clay/Black
Specs/Very Plastic/Very Damp

1800

201 *

1900

* Note: Exceeded capacity of
shear vane test equipment

End of borehole

2000

Taken by.

Andrew Jordan

* Note: Exceeded capacity of shear vane test equipment
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Job No.
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PAGE

Design Ltd
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8 of 9

Scala Penetrometer Test
Location Lot 7
0

0

2

4

# Blows/50mm

6

Undrained
Shear Strength
(kPa)

100

Soil Type

Topsoil

200
300
400

81 / 17

500

Brown Sandy Clay/Black
Specs/Plastic/Dry/SOFT

600
700

69 / 13

Depth (mm)

800
900

124 / 24

1000

Brown Sandy Clay/Black
Specs/Plastic/Damp

1100
1200
1300

112 / 23

1400

161 / 40

1500

147 / 24

1600

Brown Sandy Clay/Black Specs/Very
Plastic/Very Damp

* Note: Exceeded capacity of
shear vane test equipment

1700
1800

Brown Gritty Clay/Black Specs/Very
Plastic/Very Damp
End of borehole

201 *

1900
2000

Taken by.

Andrew Jordan

* Note: Exceeded capacity of shear vane test equipment
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20/11/2020

Job No.
Location.
CLIENT.
PAGE

Design Ltd

356
Chute Street, Normanby
CFN Development

9 of 9

Scala Penetrometer Test
Location Lot 8
0

0

2

4

# Blows/50mm

6

Undrained
Shear Strength
(kPa)

100

Soil Type

Topsoil

200
300
400

109 / 19

500
600
700

98 / 20

Brown Sandy Clay/Black
Specs/Plastic/Damp

Depth (mm)

800
900

106 / 27

1000
1100
1200

141 / 24

1300

Brown Sandy Clay/Black Specs/Very
Plastic/Very Damp

1400
1500

130 / 17

1600

Brown-Grey Sandy Clay/Black
Specs/Orange Streaks/Very Plastic/Very
Damp

1700
1800

176 / 26

1900

Brown Gritty Clay/Black Specs/Very
Plastic/Very Damp
End of borehole

2000

Taken by.

Andrew Jordan

* Note: Exceeded capacity of shear vane test equipment
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1. Introduction
This report is the Landscape and Visual Impact Assessment for Lot 1 15 DP 2542 and Part Lot 17 DP
2542, Chute Street, Normanby, carried out by Alice Arnold Landscape Architect, to identify and assess
the significance of and the effects of change resulting from the proposed development on the
landscape and on the surrounding visual amenity.
It addresses itself against the Proposed South Taranaki District Plan to ensure that the subdivision
(and the resulting development of the land) does not result in adverse effects on the rural character
and amenity of the area as outlined in Section 2.1 Rural Zone of the District Plan. This report should be
read in conjunction with application prepared by Juffermans Surveyors Ltd.
This report follows the NZILA Best Practice Note: Landscape Assessment and Sustainable
Management 10.1. A document to promote ‘best practice’ guidelines for landscape and visual
assessments. (See Appendix)

alice arnold – landscape architect
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2. The Proposal
The applicant intends to subdivide their property Lot 1 15 DP 2542 and Part Lot 17 DP 2542, Chute
Street, Normanby, into the proposed development:
Lot 1 – 1011m2
Lot 2 – 1011m2
Lot 3 – 1011m2
Lot 4 – 1011m2
Lot 5 – 1011m2
Lot 6 – 1011m2
Lot 7 – 1.01ha
Lot 8 – 0.51ha *Lot 7 and 8 are to be amalgamated and held in one record of title.

The proposed subdivision scheme plan has been prepared by Juffermans Surveyors Ltd (see Figure 1)

Figure 1: Juffermans Surveyors Ltd Subdivision Scheme Plan – Stage 1.

alice arnold – landscape architect
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3. Statutory Provisions
The property is located in the rural zone as per Urban Map 11a of the STDC District Plan
The District plan states that the subdivision shall comply with the standard for the zone in which the
land lies. For the rural zone the following standard is:
Zone

Minim
um Lot
Size

Max number of
additional Lots that
can be created

Min
Balance
Lot Size

Min
shape
factor

Additional Requirements

Rural
Zone

4000m
2

4

20
hectares

N/A

All lots shall demonstrate that
the development can comply
with the permitted activity
standards for the zone.

The subdivision proposes lots that are smaller than the 4000m2 minimum lot size and a minimum
balance lot of less than 20 hectares. The subdivision exceeds the maximum number of lots that can be
created.
The proposal is considered Discretionary under the South Taranaki District Plan; refer to application
prepared by Juffermans Surveyors Ltd.

The South Taranaki District Plan objectives and policies that are specific with regard to rural
subdivision and rural character & amenity are covered in section 2.1 rural zone.
Objective 2.1.3 To ensure subdivision, land use and development in the rural environment is of a
nature, scale, intensity and location that maintains and enhances rural character and amenity values.
Policies
(Rural Character)
2.1.5 Provide for rural subdivision at a scale, design and intensity where it is compatible with the
character and qualities of the surrounding environment, and limit more intensive or poorly designed
subdivision where the character and qualities would be degraded or compromised.
2.1.7 Residential subdivision and use at the periphery of the Township Zones is appropriate, if onsite
servicing is achievable, reverse sensitive effects are avoided, and where adverse effects on the
established character and amenity of the township are avoided, mitigated or remedied.
(Rural Character & Amenity)
2.1.9 Ensure that new land use activities are of a nature, scale, intensity and location consistent with
maintaining the character and amenity of the rural environment, and avoids or mitigates potential
reverse sensitivity effects.

alice arnold – landscape architect
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4. Landscape Character and Context
Definition of the term ‘landscape’
‘Landscape is the cumulative expression of natural and cultural features, patterns and
processes in a geographical area, including human perceptions and associations’.1
The subject site is located on western periphery of the urban settlement of Normanby. The site is
bounded on three sides by Chute Street (formed), Gore Street (partially formed) and Hunter Street
(unformed); with the remaining boundary bordering a row of existing residential units. The unformed
Kate Street dissects through the property. The unformed streets of Hunter, Gore and Kate Street are
all a continuation of the existing street framework of Normanby. This section of Normanby is a 50km/hr
urban speed zone largely servicing the residents of the area, as it does not offers links to the wider
area.
The land of the subdivision site is flat with no existing buildings or structures (Photograph 1 and 2). The
surrounding land to the west and north of the subdivision contains larger land parcels and again has
relatively flat topography with no distinctive features to the landscape, this land is zoned rural. The
landscape to the east and south is distinctly urban in character, along with its land use zoning as
residential.
(Refer Figure 2)

Subdivision
Site

Figure 2: Extract from the STDC Urban Map 11a.

1

NZILA - Best Practice Note 10.1

alice arnold – landscape architect
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The immediate area has a distinctive character. The formed roadway is narrow with limited street
markings and has no formed kerbs or edges. There are wide mown grass road verges and footpaths
occur in some places and not others. The addition of trees to the road verges in some places offer
visual amenity to the street environment (Photograph 3).
Lots are small within the urban framework, typically 0.1ha (1000m2) with the exception of a few larger
units 0.2ha. Majority of houses are single story dwellings with associated outbuildings/garages. There
are a limited number of double story dwellings in immediate vicinity of the subdivision. Dwellings are
located close to the road and distances between buildings are close. There is the occasional section
that remains undeveloped.
There exists a mixture of street boundaries and road frontages to properties within the area; a mix of
styles and heights of fences; boundaries of mixed vegetation or hedging is present; and in some places
no fencing at all. A high number of driveway entrances are visible and present within the area.
There are larger landscape parcels to the north and west; 14 Gore Street, at 20.23ha and an unknown
address of Ohangai Road 15.31ha. A few smaller parcels of 0.24hs, 1.62ha, 2.02ha, 2.02ha and
2.43ha sit alongside these larger parcels. The wider landscape has relatively flat topography. Existing
continuous boxthorn hedging along rural property road boundaries limit the sense of openness and
spaciousness of the rural setting and restrict open views across the rural land (Photograph 4).
Views across the subdivision to the land beyond are towards pasture with boxthorn hedging that
breaks long distant views across the wider rural landscape (Photograph 5 and 6).
The defining landscape character of the immediate environment is urban with a restricted view of open
rural character to the north and west. A sense of openness and spaciousness is created by the existing
street character.
Refer to aerial photograph ph (Figure 3) for landscape context.

alice arnold – landscape architect
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4

3
1
2

6

5

Photo location
and direction

1
Figure 3: Aerial Photograph
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Photograph 1, the flat topography of Lot 1-6 adjacent to Chute Street.

Photograph 2, Flat topography of Lot 7 and 8.

alice arnold – landscape architect
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Footpath to
one side

Limited line marking
to street, unformed
road edge
Wide mown
road verges

Photograph 3, View down Kate Street illustrating the typical street character of the area.

Amenity trees

Residential houses

Hedging along
rural land

Photograph 4. View down Gore Street. The residential houses to the south and the wide street setting
– mown grass verges, amenity trees. Hedging along the road boundary of the rural land to the north
restrict open views.
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Photograph 5. View across the proposed subdivision site to the land beyond, the flat topography,
limited vegetation and hedging is visible, no distinctive features within the wider landscape.

Photograph 6. View across the proposed subdivision site with limited views to the wider landscape
beyond.

alice arnold – landscape architect
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5. Landscape Effects
Definition of Landscape Effects
This section focuses on how the landscape may physically change as a result of the proposed subdivision and
likely future development that will result (e.g. landscape elements, features and character). Landscape effects
may give rise to change in the character and how it is experienced. This may affect the perceived value
attributed to the landscape. Using the landscape description as a baseline, the sensitivity and the magnitude of
change which result from a proposed development can be made to determine the overall significance of
landscape effects.
Assessment Criteria
The assessment of effects on a landscape depends on whether changes are positive, neutral or negative. The
capacity of the landscape to absorb change without compromising the existing character of that landscape is
based on the landscape resilience.
The resilience of the landscape to change varies depending on:
 physical elements, topography
 openness and degree of naturalness
 land use and intensity or scale/ pattern of the landscape
 importance placed on the landscape and
 the scope and opportunity for mitigation
 the amount of change likely to occur e.g. vegetation removal, earthworks.
 where the landscape is seen from
The magnitude of change factors are applied to the landscape area, features and key attributes. This includes
comments on the scale of change and the extent influenced and the likely duration of change. The sensitivity of
the landscape to change is reflected in the degree to which the landscape is able to accommodate change (due
to the proposed development) without adverse effects on its character.

Landscape
Sensitivity Effect

+

Magnitude
of Change

-

Mitigation

=

Nature of
Effect

Landscape Effects
Landscape Sensitivity (ability of the landscape to absorb change)
The site is flat land and sits on the edge of an urban zone. The underlying framework of road layout implies it is
connected and within the urban zone. The sensitivity to change largely is impacted by the addition of dwellings
into the current site.
The site and its relationship with the surrounding receiving landscape is assessed as having low sensitivity to
change due to the fact that the land already sits on the periphery of the urban development zone.
Magnitude of Change (size or scale, geographic extent, duration)
The most likely change will be the addition of dwellings to the proposed allotments.
The change and modification of landform is insignificant and negligible given the flat topography of the
subdivision site.
The scale and intensity of the proposal is minimal in the immediate landscape context. The new dwellings will
create change in the landscape; however it is alongside an urban context that is characterised by small lots and
a high intensity where dwellings are close together, an urban setting. Mitigation will ensure that existing amenity
is maintained. The overall magnitude of change is ‘low’.

alice arnold – landscape architect
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Significance of Effect
The landscape change will include 6 new dwellings into the rural landscape adjacent to Chute Street and a
possible 2 more dwelling to the rear on Lot 7 and 8. The degree to which the new dwellings can integrate into the
current character will determine the effect on the landscape character.
Overall changes to landform (in the form of earthworks) is considered ‘negligible’ adverse effects.
Overall change in landscape character is considered ‘low’ adverse effects.
(Refer to Chapter 7 for Mitigation Recommendations).

alice arnold – landscape architect
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6. Visual Effects
The potential visual audience can be identified as people who have the potential to experience a change in their
view as a result of the proposed development. The visual catchment within which the viewing audience sits has
been ascertained from on-site investigation and aerial analysis. Publicly accessible viewpoints (road users)
where the site can be seen have been assessed. Private property has not been visited and professional
judgement has been used to establish the extent of the viewing audience.
Where there is no identifiable visual change the visual impact on these properties is assessed as no effect. Eg.
Neighbouring properties where no effect will occur from change, for example their view may be currently
screened significantly or blocked from existing vegetation or topography or they are at a distance from the
subdivision site that their view has been determined to have no effect.
The visual catchment identifies the following:
-Private viewing audience from neighbouring properties (neighbouring dwellings with a view to
the subject site)
-Private viewing audience from neighbouring rural land
-Public viewing audience from Road users.

10

2
3
11
4
1

12

5
6

89

7

8
13
14
Figure 4: Viewing Audience Locations
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Potential visibility within visual catchment refer Figure 4 (previous page) for Viewing Audience
Locations:
Viewing
Address
Potential Visibility and Visual Effect
Audience
Location
Private Viewpoints (Neighbouring Dwellings)
1
4 Gore Street
0.24ha lot with dwelling. Garaging to south of dwelling and
main living space is presumed north, away from subdivision.
Mature vegetation screened almost all views towards the
subdivision site.
The magnitude of change can be considered ‘negligible very low’
2

14 Gore Street

Large 20.23ha property. Largely the view is down Chute Street
as one exit’s the property. There are views from the dwelling
towards the subdivision site. Amenity vegetation and mature
trees present on the property may partially screen some views
towards the subdivision site.
The magnitude of change can be considered ‘low’.

3

33 Chute Street

Corner section with no boundary fencing or planting between
the dwelling and the subdivision site. This dwelling has the
most un-interrupted view towards the proposal. There is
currently no amenity vegetation within the lot.
The magnitude of change can be considered ‘low- moderate’

4

16 Kate street

Large double story dwelling opposite the subdivision site. The
section is surrounding by a tall fence limiting views from the
lower level of the dwelling. Views towards the site would be
visible from the upper story of the dwelling. Access to the
property and garaging faces the subdivision site with the
primary outdoor living space away from the subdivision to the
north.
The magnitude of change can be considered ‘low’

5

15 Kate street

Double story dwelling on corner of Kate and Chute Street. Tall
fencing and garaging face the subdivision site. The dwelling
has large windows and views towards the site are possible
from the lower level and upper level of the dwelling, it is
expected that primarily views are towards the north.
The magnitude of change can be considered ‘low’

6

75 Ketemarae Road

Corner section with peripheral view towards subdivision. The
dwelling is situated closer to Ketemarae road with a smaller
building and garage closer to the subdivision site. Views are
possible towards the subdivision.
The magnitude of change can be considered ‘very low’

alice arnold – landscape architect
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7

Grouped Viewpoint
(similar outlook from
each):
59 Ketemarae Road
63 Ketemarae Road
65 Ketemarae Road
67 Ketemarae Road
69 Ketemarae Road
22 Chute Street

While all these properties are small residential units on the
boundary of the subdivision site, views are limited towards the
proposal. The houses are all located closer to the Ketemarae
road edge, so set back from the boundary and away from the
subdivision site. A number of these landscape units have
sheds and buildings to the rear of their property (between the
proposal and the dwellings) and the tall fences along this
boundary restricting open views.

The magnitude of change can be considered ‘very low’
Private Viewpoints (Neighbouring Rural Land)
8
Ketemarae Road
Rural land unit, flat land with view towards proposed
(unknown number)
subdivision across Hunter Street (paper road). Currently view
is towards the urban density of houses within Normanby. The
view across Hunter Road means some degree of openness
would remain. There would be a view towards more dwellings
of the proposed subdivision. Rural views would remain to the
north north-west.

9

Ohangai Road
(unknown number)

The magnitude of change can be considered ‘low’
Limited view towards subdivision western corner. Existing
vegetation means there would be no significant change from
this viewpoint. Rural views would remain to the north and
north-west.
The magnitude of change can be considered ‘very low’

Public Viewpoints (Road Users)
10
Gore Street

11

Kate Street

12

Chute Street

The experience along Gore Street is one that establishes
strong urban residential dwellings to the south and continuous
rural hedging to the north (restricting open rural views). As one
approaches the junction with Chute Street rural-residential
units are present to the north and the subject site is visible to
the south. Open views towards the subdivision are visible and
new dwellings would be seen. The wide road verge gives a
sense of openness and spaciousness to the area.
The magnitude of change can be considered ‘low’
Open view down the continuation of Kate Street, as the paper
road extends through the subdivision site, will remain.
Potential new dwellings will be visible either side of the paper
road. The existing experience of openness will continue along
Kate Street as it passes through the subdivision site as this will
remain undeveloped.
The magnitude of change can be considered ‘very low’
The existing experience along Chute Street is one of an urban
experience. Residential dwelling line both side of the street,
the formed street is narrow with limited road markings, mown
road verges are wide. As one approaches the subdivision site
the flat land of the site is clearly visible. The proposed dwelling
of the subdivision would be visible; however a sense of
openness is maintained by the street setting and character.
The magnitude of change can be considered ‘low’
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13

Hunter Street

14

Ketemarae Road

The subdivision site would be visible from the paper road of
Hunter Street. Open rural land would lie to the west and the
larger subdivision sections (Lot 7 1.01ha and Lot 8 0.51ha)
would be visible to the east. The established vegetation at the
end of Hunter Street would remain visible.
The magnitude of change can be considered ‘very low’
As one travels north towards the subdivision site the open
paddocks south of the subdivision site are visible to the left
and the urban zone and residential houses are on the right.
Once one reaches the intersection of Hunter Street (where the
subdivision begins) the residential units are on both sides of
the road, with the proposed subdivision sitting behind the
existing dwellings. The subdivision site would have some
visibility from Ketemarae Road although it would not form the
focus of this experience and would sit within the existing
setting.
The magnitude of change can be considered ‘very low’

Visual Effects Summary
Visual Sensitivity
Overall there is low effect of the proposed subdivision from taking a visual assessment of the immediate area.
Views of the subdivision site will be most visible from a few surrounding properties. The subdivision site is visible
from surrounding streets.
The most significant change is to that of 33 Chute Street, which has an open view towards the subdivision site.
The addition of dwellings to Lot 1 and 2 is the most significant change to this property.
Views are also possible from the large double story dwellings at 15 and 16 Kate Street. However, for both of
these dwellings they are surrounded by tall fencing and have garaging that face the subdivision site. One would
assume that most of the primary living is done to the north of these dwellings, hence away from the subdivision
direction.
The addition of dwellings to the proposed allotments will do little to significantly change the view from the
identified road users.
Visual effect on neighbours can be considered moderate-low.
Visual effects on road users are considered very low – low.
Asessment of Cumulative Effects
The ability of the local landscape to visually absorb landscape change largely comes down to the current urban
character of the local area and that the subdivision site sits on the periphery of this. The most likely change, the
additional dwellings, easily aligns itself with the current surroundings.
The proposed lots will be seen by surrounding properties and road users in conjunction with the current urban
setting of Normanby.
The effect of the new dwellings is assessed as very low – low.
(Refer to Chapter 7 for Mitigation Recommendations).
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Viewpoint 1 – 4 Gore Street.
Existing mature vegetation

Viewpoint 2 –
14 Gore Street.

Viewpoint 4 –
16 Kate Street.

Subdivision
Site

Viewpoint Location 1, 2 and 4:The Subdivision site to the left of the photograph. The view from
Viewpoint 1 dwelling is restricted by existing mature vegetation. From viewpoint 2, partially screen by
vegetation. Viewpoint 4, large dwelling with view from upper level towards subdivision land.

Viewpoint 3 – 33 Chute Street
Subdivision
Site

Viewpoint Location 3:
Open view from 33 Chute Street towards subdivision site.
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Subdivision
Site

Viewpoint Location 7: Combined viewpoint from multiple dwellings on the boundary of the subdivision site, views
are limited towards the proposal. Building to the rear of these properties and tall fences along this boundary
restrict open views towards the subdivision.

Subdivision
Site

Kate Street

Subdivision
Site

Viewpoint Location 11: View down Kate Street towards the subdivision site. Kate Street will continue as
a paper road through the subdivision site.
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Vegetation at
corner of Hunter
and Gore Streets
Hunter
Street

Subdivision
Site

Viewpoint Location 13: View from the corner of Hunter Street and Ketemarae Road.
The subdivision site is slightly visible in the distance to the right of the photograph. Hunter Street is
visible as the vacant section and continues along the western boundary of the site where it joins with
Gore Street to the north.

Viewpoint Location 14: View from Ketemarae Road looking south and north. The open rural paddocks
along Ketemarae Road are visible to the south and the urban residential units are visible to the north.
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7. Mitigation Recommendations
These recommendations are intended to mitigate any likely or potential effects created by the proposal. The
previous sections have given the likely landscape and visual effects the proposal will create on the site and its
receiving environment.
Mitigation recommendations are given with the purpose to ensure that the proposed subdivision can occur with
effects that have low impact on the receiving rural character.

Mitigation Recommendations:
Planting: Amenity trees planted within road verges to continue landscape amenity and filter views
towards subdivision site.
To maintain a dominance of open space over built form any new dwelling should be limited to a
maximum height of 6.0m above existing ground level.

With mitigation recommendations, in the form of proposed consent conditions, the landscape effects could be
reduced to ‘low’.
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8. Summary
The applicant is proposing to subdivide their property Lot 1 15 DP 2542 and Part Lot 17 DP 2542,
Chute Street, Normanby, as per Juffermans Surveyors Ltd Scheme Plan.
Lot 1 – 1011m2
Lot 2 – 1011m2
Lot 3 – 1011m2
Lot 4 – 1011m2
Lot 5 – 1011m2
Lot 6 – 1011m2
Lot 7 – 1.01ha
Lot 8 – 0.51ha *Lot 7 and 8 are to be amalgamated and held in one record of title.
The proposed subdivision is Discretionary.
The proposed development meets objective 2.1.3 and associated policies 2.1.5, 2.1.7 and 2.1.9 of the
South Taranaki District Plan as it continues the existing character. Particularly with regard to policy
2.1.7 the residential subdivision is located appropriately at the periphery of township zones. The report
identifies that the rural character of the subdivision site and the immediate area is somewhat altered by
its location bordering a highly urban/residential area and can more aptly be described as urban in
character.
The scale of development and the location, adjacent to a similar intensity maintains the existing
character. The development ensures that the new subdivision is not out of context and is consistent
with the existing local character. Reserve sensitivity is mitigated by suggesting consent conditions with
regard to amenity vegetation to the streetscape and that dwellings do not dominant open space by
suggesting a max height.
The assessment concludes that the changes to landform can be considered as ‘negligible’. The
change to landscape character effects are considered ‘low’
This assessment from neighbouring viewpoints identifies these as moderate-low.
Visual effects on Gore Street, Kate Street, Chute Street, Hunter Street and Ketemarae Road users are
considered very low – low.
The landscape change through the creation of the 8 Lots will continue the character of the local
surrounding landscape.
With mitigation, in the form of proposed consent conditions, effects from the creation of the proposed
lots could be reduced to ‘low’ on the wider environment area.

Report Written By
Alice Arnold, BDes LArch, Hons
Landscape Architect
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Appendix.
NZILA Best Practice Note 10.1: Landscape Assessment and Sustainable Management.

The following seven point scale is symmetrical around a ‘moderate' middle score and uses neutral (‘objective')
descriptors. The scale can be used to evaluate the magnitude of the effect:
Negligible - The proposal will have no discernible change or have a neutral effect on the existing
landscape character or viewer;
Very Low effect - The proposal may be slightly discernible or the distance of the viewer from the proposal is
such that it is difficult to discern the proposal and consequently has little overall effect;
Low effect - The proposal may be discernible within the landscape, but will not have a
marked effect on the overall quality of the landscape or affect the viewer. The proposal will have a small
effect or change;
Moderate effect - The proposal will form a visible and recognisable new element within the landscape
and would be discernible and have a noticeable effect on the overall quality of the landscape and/or
affect to the viewer;
High effect - The proposal will form a significant and new element within the landscape
and will affect the overall landscape character and/or affect to the viewer. Existing views are materially changed;
Very High effect - The proposal will result in a visible and immediately apparent element within the
landscape and will result in a permanent change to the overall landscape character and/or affect to the
viewer. Primary views are restricted;
Extreme effect - The proposal will result in the loss of key attributes thereby creating a significant change in
landscape character and the proposal becomes the overwhelmingly dominant feature and may obscure primary
views.
The effect of the specific change to the environment in relation to the Project will be quantified by
predicting the magnitude of positive or negative change in relation to the existing character of the area.
Effects may be potential and actual, beneficial or adverse, temporary, permanent or cumulative. The
rating will be utilised to determine the need for and then the degree and extent of landscape mitigation
measures. The Assessment does not attempt to predict the visual effects of seasonal changes
throughout the year, but describe the ‘worst case’ position in terms of character types or views or the receptors.
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