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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
Agenda
Extraordinary Environment and Hearings Committee
Wednesday 30 June 2021 at 4.00 pm

1.

Matakore / Apologies

2.

Pūrongo / Report
2.1

Subdivision Consent - 443 - 451 Normanby Road, and Manu Road, Ōkaiawa .................Page 5
Appendix 1 Relevant provisions of the South Taranaki District Plan
Appendix 2 Assessment of existing lot sizes within the Township Zone, Ōkaiawa
Appendix 3 Possible conditions of consent, should consent be granted
Appendix 4 Resource consent application as submitted
Appendix 5 Requests for further information/further information provided
Appendix 6 Submissions on the application
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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

Extraordinary Environment and Hearings Committee

From

Kaimahere Whakawhiti Whakaaro / Consultant Planner, Helen Johnson

Date

30 June 2021

Subject

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

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

RMS20078

Applicant:

Johnny Neil

Location:

443 - 451 Normanby Road, and Manu Road, Ōkaiawa

Proposal:

6 Lot subdivision

Site Details
Legal Description:

Current Use:

 Pt Sec 24 Blk IV Waimate SD (RoT: TNG1/1257)
 Pt Sec 24 Blk IV Waimate SD (RoT: TNE3/1345)
 Sec 25 and Pt Sec 24 Blk IV Waimate SD (RoT: TN110/88)
 Sec 35 Blk IV Waimate SD (RoT: TNE4/780)
 Sec 36 Blk IV Waimate SD (RoT: TNE4/781)
Building Business, residence and outbuildings, paddock.

Previous Consents:
South Taranaki District
Plan (2015):
Surrounding Land Use:

Township Zone (Urban Map 09)
 Secondary Collector Road (Normanby Road).
Residential, commercial, industrial, rural/industrial and rural.

Site Visit Undertaken:

13 October 2020; 26 January 2021

Assessment
Activity Status:
Iwi:
Notification Decision:
Resource Management Act
1991 (RMA):
 NPS:
 NES:

Discretionary Activity – Rule 9.1.4(a):
 Minimum lot size.
Ngāruahine Iwi; no statutory acknowledgement areas.
Limited Notification - submissions received from three adjoining
landowners (No.’s 6, 9 and 11 Manu Road).
Sections 104, 104B, 106, 108, 220

No known HAIL activities; Is not listed on the Taranaki Regional
Council’s Register of Selected Land Use Sites.

 Other:

1
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Kupu Whakamārama / Background
Description of the Proposal
1.

Juffermans Surveyors Ltd, as agent for the applicant, has applied for a subdivision consent
to subdivide the property at 443-451 Normanby Road, Ōkaiawa into six allotments. This is a
16,188m2 property, comprised of five Records of Title, located between Normanby Road (to
the north) and Manu Road (to the south).

Hāwera

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

The north-western corner of the wider property is occupied by a number of buildings utilised
by the applicant for his business – Johnny Neil Building Ltd; this is located over two Records
of Title (RoT: TNG1/1257 - Pt Sec 24 Blk IV Waimate SD and RoT: TNE3/1345 - Pt Sec 24 Blk
IV Waimate SD). There are two vehicle crossings providing access to this property from
Normanby Road.

3.

No. 443 Normanby Road is currently used for residential purposes, with an existing dwelling,
garage and other outbuildings. There are two vehicle crossings from Normanby Road serving
a semi-circular driveway, whilst a further crossing located near the western boundary of the
frontage provides access to the land to the rear of the business (but located within the Title
for this property). Much of the land around the dwelling has been landscaped whilst the
remainder is in pasture.

4.

The two allotments fronting Manu Road are in pasture and are currently grazed in
conjunction with an adjoining property to the west. A continuous hedgerow runs along the
Manu Road frontage.
2
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Figure 2: Johnny Neil Building Ltd (451-449 Normanby Road) – looking south-east across
Normanby Road

Figure 3: Existing dwelling, garage and sheds – No. 443 Normanby Road

Figure 4: Panoramic view of property from Manu Road (taken from the adjoining access leg
to the west)

3

7

Extraordinary Environment and Hearings Committee - Report

2

Figure 5: frontage of property – Manu Road
5.

Outside of the subject property, the remainder of the land within the block is a mix of
residential, bare land and an engineering firm (442 Ahipaipa Road). The adjoining property
to the east – to the rear of No. 6 Manu Road – contains a number of buildings, containers
and other storage facilities and was previously used for a cartage business.

6.

The Ōkaiawa Hotel is located on the southwestern corner of the intersection of Ahipaipa
Road and Normanby Road (to the west) and Joll Park to the east across Tito Road. The
remainder of the township is a mix of paddocks and small aggregations of residential
development. Outside of Ōkaiawa, the land is predominantly rural in use and character. The
Taranaki By-Products Rendering Plant is located approximately 1km west of the property.

7.

The proposed subdivision would create (refer Figure 6):








Lot 1 of 9,200m2
Lot 2 of 1,924m2
Lot 3 of 1,250m²

Lot 4 of 1,250m²
Lot 5 of 1,250m²
Lot 6 of 1,250m²

8.

Proposed Lot 1 would continue to be used as the depot for the applicant’s business – Johnny
Neil Building Ltd but would incorporate the additional area of land to the rear of the
buildings and storage areas. This would continue to be used for grazing purposes.

9.

Proposed Lot 2 would continue to be used for residential purposes. From the road frontage,
the new western boundary would follow existing fence lines (refer Figure 3) up to the sheds
located to the rear of the dwelling. The sheds have been extended multiple times and the
applicant intends to remove parts of the buildings, retaining one part of the sheds within
proposed Lot 2 and another within proposed Lot 1 (refer Figure 7).

4

8

Extraordinary Environment and Hearings Committee - Report

2

Figure 6: Proposed subdivision

Figure 7: Existing sheds to be retained (boundary between proposed Lots 1 and 2).
5
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10.

It was initially stated in the application that proposed Lots 3 - 6 would be developed for
residential purposes. In subsequent correspondence in response to a request for further
information, the agent for the applicant advised that “It is not determined at this stage,
whether the lots will be developed solely for residential development, or enable commercial
activity a space to develop”. Later information provided by the agent for the applicant
subsequently stated that the nature of the development is “to provide a range of high
quality spec homes for purchase”, with illustrations of house types (refer Appendix 5).

Status of the Application
South Taranaki District Plan
11.

The land is located within the Township Zone and has frontage to Normanby Road and to
Manu Road, which are identified as a Secondary Collector Road and an ‘other’ (Local) Road
respectively.

Figure 8: Urban planning map 09
12.

Subdivision in all zones is a Controlled Activity, provided the performance standards in
section 9.2 are met. The following Performance Standards are relevant to this application:





9.2.1: Lot size and development
9.2.2: Utilities and Services
9.2.3: Vehicle Access
9.2.5: Financial Contributions

13.

As the proposed subdivision would create allotments that would not meet the minimum
allotment size for the Township Zone (4,000m2), the application is considered as a
Discretionary Activity under rule 9.1.4(a).

14.

The full text of the relevant rules and performance standards for the Township Zone is given
in Appendix 1.
6
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Other Standards and Regulations
15.

Given the varying uses of the property including the business use and pastureland, it was
requested that specific consideration be given 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 from, sample or disturb the soil in, 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. The
proposal involves the subdivision of land which would enable a change of the use of the land
within proposed Lots 3 - 6.

16.

The agent for the applicant has reviewed historical photography and advised “the historical
photos of the property … demonstrate that there have been no HAIL activities onsite (sheep
dipping etc). The site has been used for grazing since 1967.” The northern part of the
property is occupied by the building business and by a dwelling and associated curtilage.

17.

The HAIL also includes “H: Any land that has been subject to the migration of hazardous
substances from adjacent land in sufficient quantity that it could be a risk to human health
or the environment.” Accordingly, the agent was requested to address the potential for
migration of hazardous substances onto the subject property. The adjoining land to the west
is in pasture, to the south is residential, and to the east is residential – with the exception of
the northern portion of the property at No. 6 Manu Road. The agent has advised that this
area was previously used for the Larry Vickers Cartage N Crane business but that this has
ceased operations (I note however that the company remains registered with the NZ
Companies Office).

18.

That use could be categorised as “Transport depots or yards including areas used for
refuelling or the bulk storage of hazardous substances” (F8 on the HAIL List). However,
following discussions with the applicant, the agent has advised that the site was the depot
and storage area for the cartage units, with the closest part of that adjoining property to the
subject property used for the storage of containers and vehicles. “There was never any
vehicle refuelling, service or repair work undertaken on these vehicles in the area adjacent
to the subject property. All servicing and repairs are understood to have occurred offsite.
This refuelling of the vehicles was carried out closer to the site entrance on Tito Road,
approximately 40m from the boundary. On hardfill areas. The possibility of contamination
of any sort would be limited by these separation distances”.

19.

Accordingly, the agent for the applicant does not consider the NESCS to apply.

Notification
20.

The proposal was assessed against sections 95A and 95B of the RMA in a notification report
dated 5 February 2021. In that report it was determined that the application did not require
public notification. It should be noted that that assessment was for the purposes of
notification only and does not direct or decide the outcome of the application for consent
itself.

21.

With regard to Limited Notification, although the land which would be subdivided is located
within the rohe of Ngāruahine Iwi, there are no statutory acknowledgements under the
Ngāruahine Claims Settlement Act 2016 within or near the land and there are no areas
identified as being of significance in the District Plan.

1

Ministry for the Environment - Hazardous Activities and Industries List (HAIL): October 2011
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22.

Due to the density of development and associated effects that would result from the
additional allotments enabled by the reduced allotment size, the owners and occupiers of
the following properties were notified of the proposed subdivision:
1.
2.
3.
4.
5.
6

16 Manu Road (Lot 1 DP 5962)
11 Manu Road (Lot 2 DP 10999)
Manu Road (Lot 3 DP 10999)
9 Manu Road (Lot 1 DP 10999)
7 Manu Road (Pt Lot 2 DP 678)
Manu Road (Pt Sec 37 VIST Ōkaiawa)

Figure 9: Parties notified of the proposed subdivision
23.

The notification report was considered by Liam Dagg, Group Manager Environmental
Services under delegated authority who approved the notification recommendation on
9 February 2021.

24.

Once the ownership of the relevant affected properties and their contact details were
established, the agent for the applicant was notified and given the opportunity to obtain
written approvals from, or to request limited notification to, these parties. The agent
advised that the applicant would attempt to obtain written approvals.

25.

Subsequently the agent requested that the application be notified. Accordingly, the parties
identified in Figure 9 were notified on 30 March 2021, with submissions closing on 30 April
2021. Submissions were received from the following:
No.
Name and
(Fig. 9) Address
1
Colin and
Glenice
Radford
16 Manu Road

Submission
Per proposed Lots 3 - 6 (fronting Manu Road).
 Concerned about adverse effects on peace and quiet if
land zoned commercial/industrial.
 No guarantee the sections would only be used for
residential purposes.
 Impacts on users of Manu Road (walking, biking, walking
dogs) – as there are no footpaths.
 Agree there is the need for more housing in NZ and
would welcome new residents to Ōkaiawa.
8
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No.
Name and
(Fig. 9) Address
3&4
Alenka Nash
9 Manu Road

6

Larry Vickers
6 Manu Road

Submission
Does not oppose Lots 1 - 2.
Opposes Lots 3 - 6 (fronting Manu Road).
 Main concern is these could be turned into commercial
sites.
 Manu Road:
o The road is narrow, with insufficient width for cars to
pass on the carriageway.
o Used a lot for walking/biking with kids and dogs – used
to get to reserve/tennis courts at end of Tito Road.
o No footpaths so pedestrians utilise the carriageway
o Currently 7 houses off Manu Road – would add an
additional 4.
o Increase in traffic (approximately 40%) – with trucks if
used for commercial purposes.
 Water supply – additional use of current water main in
Manu Road would result in a drop in water pressure.
 Will lose her view of Taranaki Mounga.
 Wants to keep the country feel of the township and her
rural outlook.
If the subdivision is approved:
 Retain 4,000m2 size for Lots 3 - 6
 Specify can only be used for residential purposes:
o new build houses only, single storey.
o 1.5m maximum height for front fences, natural
landscaping.
 Water main is upgraded to supply the additional
allotments.
 The carriageway of Manu Road is widened, footpaths
provided, and the speed limit reduced to 50kph.
Does not oppose Lots 1 - 2.
Opposes Lots 3 - 6 (fronting Manu Road).
 Wants to keep the country feel of the township, potential
for commercial use.
 Greater density - impacts on privacy, potential for noise
complaints.
 Manu Road:
o Is currently at capacity and is too narrow as it is - used
for biking, walking dogs and children – no footpaths.
o Additional traffic would force vehicles off the road to
pass.
o Lack of lighting.
o Trucks don’t use the road often – could result in
impacts on letter boxes etc.
 Water supply – pressure is already minimal.
If the subdivision is approved:
 Retain 4,000m2 size for Lots 3 - 6
 Specify can only be used for residential purposes:
o new houses only, single storey.
o natural landscaping.
 Water supply is to be upgraded.
 The carriageway of Manu Road is widened, footpaths
provided, and the speed limit reduced to 50kph.
9
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Reasons for the application to be heard
26.

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. All of the submitters have indicated that they wish to have the
opportunity to be heard.

27.

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, and no other
applications of this nature have been dealt with before, the application is to be presented
to the Committee for their determination.

28.

This application for subdivision consent is being heard by the Committee as it is the first
application located wholly within the Township Zone, with the subdivision requiring
resource consent due to the proposed allotments not meeting the minimum Lot size.

Assessment of the Application
Statutory Requirements
29.

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.

30.

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).

31.

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
32.

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.
10

14

Extraordinary Environment and Hearings Committee - Report

2
This application was lodged with the Council 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).
33.

The Plan includes objectives, policies, rules and performance standards that control how
land is subdivided and developed. The relevant objectives and policies are given in
Appendix 1.

34.

The land is located within the Township 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:
Objective
2.3.2 To provide for a mix of activities that support the needs of the local community while
maintaining and enhancing the distinct character and amenity values of the small rural
settlements.
Policies
2.3.3 Recognise and provide for the existing small rural settlements that serve an important
local role and have a distinct character through a Township Zone.
2.3.4 Ensure new land use activities, development and subdivision maintains and enhances
the established character and amenity values of the individual township with an overall low
building form and density, and exceptions for existing commercial, industrial and community
activities and facilities.
2.3.5 Provide for a mix of land use activities and development which are complementary
and compatible while ensuring an acceptable level of amenity for residents through the
application of rules and standards.
2.3.6 Provide for existing commercial, industrial and community activities and facilities,
while ensuring any changes or expansion of these activities do not adversely affect the
qualities of the township.
2.3.7 Ensure all land use activities, development and subdivision provides a suitable on-site
wastewater treatment and disposal system, stormwater systems, and water supply (except
in Rahotu and Ōkaiawa where Council reticulated systems are available).
2.3.8 Manage the overall size of the Township Zones to maintain their character, amenity
values and servicing constraints while allowing for potential viable expansion to
accommodate any potential future demand.

35.

The matters of concern relate to the maintenance and enhancement of the character and
amenity values of the township, with an emphasis on low building form and density, and to
ensuring that the new allotments can be appropriately serviced.

36.

The rules pertaining to subdivision are given within section 9 of the District Plan, which in
terms cross-references other parts of the Plan as appropriate to the application. As a fully
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):
11
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(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 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.
(xi) Compliance with the Council’s Land development and Subdivision Infrastructure
requirements.
(xii) Those matters described in Section 108 and 220 of the RMA.
37.

Overall, the main matters to be considered are as follows:
(a) Would the proposed subdivision be consistent with the character and amenity of the
Ōkaiawa township and the desired outcomes for the Township Zones and, given the
proposed size of the allotments, what effects would their development have?
(b) Would the allotments be able to be appropriately serviced and provided with safe
vehicle access, recognising the mixed nature of activities permitted within the Township
Zone?

Character and Amenity
38.

The proposed subdivision would take five existing Records of Titles (noting that two of these
– TNG1/1257: Pt Sec 24 Block IV Waimate SD and TNE3/1345: Pt Sec 24 Block IV Waimate
SD – are occupied as one property by the Building business) and rearrange the boundaries
between the existing business, the existing residence and the two undeveloped 4,047m2
parcels of land fronting Manu Road, creating a total of six allotments. The subdivision would
result in:







Lot 1 of 9,200m2 (existing building business + paddocks to the rear)
Lot 2 of 1,924m2 (existing dwelling and some sheds to the rear)
Lot 3 of 1,250m2 (proposed new undeveloped allotment off Manu Road)
Lot 4 of 1,250m2 (proposed new undeveloped allotment off Manu Road)
Lot 5 of 1,250m2 (proposed new undeveloped allotment off Manu Road)
Lot 6 of 1,250m2 (proposed new undeveloped allotment off Manu Road)
12
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39.

Performance Standard 9.2.1 specifies the Lot design standards that apply to subdivision
applications. The following standards apply within the Township Zone:






minimum allotment size = 4,000m2
maximum number of additional allotments = 1 or more
minimum balance area = N/A
minimum shape factor = N/A
all allotments shall demonstrate that the allotments can comply with the permitted
activity standards for the Zone.

40.

Accordingly, with the exception of Lot 1, the minimum allotment size would not be met.

41.

The performance standards for the Township Zone are given in full in Appendix 1 to this
report but in summary specify:









maximum number of dwelling units and minimum site area = two dwelling units per site
(including one minor dwelling unit); each dwelling unit is to have a minimum site area of
4,000m2.
Setbacks from boundaries and from other activities:
o Dwellings, home occupations and other sensitive activities:
 5m to a road boundary (other than a State Highway)
 1.5m to other boundaries
 5m from retail/commercial/entertainment/community activities
 20m from industrial activities
o Retail, commercial, entertainment and community activities:
 5m to a road boundary (other than a State Highway)
 1.5m to other boundaries
 5m from dwellings/home occupations/other sensitive activities
 20m from industrial activities
o Industrial and rural service activities:
 10m to a road boundary
 5m to other boundaries
 20m from dwellings/home occupations/other sensitive activities
Building recession plane = as per the diagram in part 4.4 of the Residential Zone.
Maximum building height = 8m.
Building site coverage = 40% (dwelling units); 75% (other activities).
Private outdoor living areas = 50m2 in area and no less than 4m in any one dimension
(dwelling units); 10m2 in area and no less than 2.5 in any one dimension (minor dwelling
units).

42.

Proposed Lot 1 would contain the existing building business; this is considered as a
Commercial Activity under the District Plan. As noted earlier, the buildings currently occupy
two allotments, and are built up to the eastern and southern boundaries of the site.

43.

The applicant proposes to move the southern and eastern boundaries of the site,
incorporating part of the pastoral area located to the rear of the buildings and the existing
driveway which provides access to it. The new boundaries of Lot 1 would be located in
excess of 1.5m from the existing buildings and site coverage would not exceed 75%.

44.

The agent for the applicant has advised that part of the existing shed complex located next
to, and through which the new boundary between Lots 1 and 2 would run, would be
removed (refer Figure 7); the shed that would remain on proposed Lot 1 would be located
at least 2m from the new boundary between the allotments.
13
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45.

Accordingly, the existing buildings which would be retained within proposed Lot 1 would
meet the required setbacks relative to the new boundaries.

46.

The proposed subdivision would reduce the area of the Title on which the existing dwelling
and its accessory building are located (from 6,070m2 to 1,924m2). The new western
boundary of proposed Lot 2 would follow an existing fence line, while the southern
boundary of the lot would move closer to the dwelling, running through the sheds and trees
located to the rear of the dwelling. That part of the property that is currently in pasture
would be taken out of the Title (and incorporated into Lot 1).

47.

The existing dwelling and garage would meet the required 1.5m setback relative to the new
western boundary. As noted above, some of the existing sheds located to the rear of the
dwelling would be removed with the remaining shed located at least 2m from the new
boundaries. Site coverage would not exceed 40%. Accordingly, it is only the size of this
allotment that would not meet the required standards.

48.

That part of the property that has frontage to Manu Road is currently comprised of two
allotments (sections 35 and 36 Blk IV Waimate SD), both 4,047m2 in area. It is proposed to
create four allotments with frontage to Manu Road – proposed Lots 3 - 6; these would each
be 25m in width by 50m in depth – a total area of 1,250m2 per allotment. The remainder of
the original allotments would be incorporated into Lot 1.

49.

There are no existing buildings in this part of the property. Although not meeting the
minimum allotment size, the dimensions of the new allotments would enable them to be
developed in accordance with the required setbacks and other bulk and location
requirements for this zone.

50.

It is stated in the application that whilst the size of the (residential) allotments would not
meet the minimum lot size for the Township Zone, they would suit the needs of those
looking for sites to build homes and would be consistent with the size of residential sections
already established in the area. The agent for the applicant considers that the land is better
suited to residential development than rural uses and notes that the subdivision makes use
of a “township space” which, by providing for additional redevelopment, would contribute
to the regeneration of the land. As such, she considers its use for residential purposes
serviced by Council infrastructure to be an efficient use of the land.

51.

To determine the reasons for the application of the Township Zoning and the rules and
performance standards applied to it, I undertook a review of the relevant reports prepared
pursuant to section 32 of RMA (evaluating the objectives, policies and methods in the
Proposed District Plan). In the previous District Plan (2004), these areas were zoned Rural;
the Proposed Plan recognised that the nature of these townships differed from the rural
environment. The townships include a mixed range of uses including residential and
commercial but with a different nature to, and different requirements from, the larger
towns within the District. Essentially, these townships have a distinctly different scale and
nature to the both the rural and urban environments.

52.

Many of these settlements were historically established to support farming activities, based
around dairy factories with associated retail and service activities thereby providing a hub
for local communities. These uses shaped the nature of the settlements, resulting in areas
of mixed use, and with more intensive roading networks and smaller lot sizes than would
normally be found in a rural area. Development often occurred in clusters, interspersed
within larger areas of undeveloped land.
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53.

As recognised in the District Plan, many of these settlements have had declining populations
with little if any development having occurred in the 10-15 years prior to the development
of the Proposed District Plan. Closure of dairy factories, consolidation of farms and changes
to farming practices also contributed to a decline in demand for services from these areas,
along with increased mobility and greater access to on-line services.

54.

Accordingly, it was decided to recognise the particular nature of these settlements through
the implementation of the Township Zone, with associated rules and performance
standards. Of the eight settlements identified (Warea, Pungarehu, Rahotu, Pihama,
Ōkaiawa, Alton, Kakaramea and Waitōtara), none have reticulated sewerage networks and
only two – Rahotu and Ōkaiawa – have Council water reticulation. These factors, in addition
to the less developed/more rural nature of the settlements, were taken into account when
determining an appropriate minimum lot size for the Zone.

55.

The Plan also recognises that given their origins and location, the nature of the activities
that would take place within the Township Zone was mixed (unlike larger centres where
there are clear types of activities anticipated for each Zone). The District Plan permits
residential and residential type activities, community activities and open space, farming
(other than intensive farming) activities, rural service activities, retail and commercial
activities (up to 500m2 in gross floor area) and existing industrial activities subject to
meeting the relevant performance standards. Accordingly, the Plan includes different bulk
and location standards depending on the type of activity.

56.

The objectives, policies, rules and performance standards for the Township Zone seek to
recognise that these settlements have a different nature, scale and intensity of development
from larger townships, with a mix of activities that support the needs of the local
community. However, development within these rural settlements needs to recognise and
provide for their distinct character and amenity – with an overall low building form and
density, the lack of infrastructure, and recognising the potential for effects associated with
the different land uses.

57.

I consider that proposed Lots 1 and 2 would not be incompatible with the objectives and
policies for the Township Zone. Both allotments contain existing uses with associated site
development (including vehicle access).

58.

Proposed Lot 2 has been developed for residential purposes and it is not anticipated that
the use of the property would change substantially. The new boundaries would essentially
recognise much of the existing occupation of the property, and, although the resultant
allotment would have a smaller area, it would be larger than, or comparable to, a number
of other allotments in the locality.

59.

The subdivision would increase the size of proposed Lot 1, which could enable additional
development to occur. However, the business is established, and the Plan recognises that
the nature of the township zone is mixed.

60.

None of the submitters oppose the subdivision of Lots 1 and 2.

61.

With regard to proposed Lots 3 - 6, it is noted in the further information supplied that the
township has not grown significantly in recent years but that demand for housing in the area
is expected due to “the shifts in local economy and dynamic living sought”. “The objective
here is to provide for new lot sizes that are well suited to the area, while maintaining the
character and amenity of the wider area”.
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62.

In assessing the effects of the proposed creation of Lots 3 – 6, it is noted that a submission
to the Proposed District Plan was received with regard to the minimum allotment size for
the Township Zone. Juffermans Surveyors Ltd (submission point 60.4) submitted that the
allotment size for the Township Zone was too large and that if septic tanks could work on
smaller sized allotments, then small lots should be allowed.

63.

The Hearings Committee considered the submission but determined that whilst a smaller
allotment size would enable more choice and a greater level of development, this needed
to be weighed against the capacity to service the allotments, the ability to undertake a range
of activities without creating reverse sensitivity effects, and changes to the essentially rural
character and amenity values of the townships. Accordingly, it was determined that the
minimum allotment size would be retained, with the option of applying for a smaller
allotment size as a Discretionary Activity. This would enable consideration of the above
matters through the consent process.

64.

Proposed Lots 3 - 6 would essentially alter the configuration of the land in this locality;
where there are currently two allotments of 4,047m2 with frontage to Manu Road (as shown
by the blue lines in Figure 10), the proposed subdivision would result in four allotments –
each of 1,250m2 in area. The proposed new rear boundaries of these allotments would be
in general alignment with others along this frontage, and the Lots would be similar in area
to others nearby that have been developed for residential purposes.

Figure 10: Existing development in the locality of proposed Lots 3-6 (outlined in yellow)
65.

As part of the assessment of the application for notification purposes, an analysis of the size
of the existing allotments within the Ōkaiawa Township Zone was undertaken (refer
Appendix 2). In summary, of the allotments within the Township Zone (outside of the subject
property), 35 of the 45 allotments that have been developed for residential purposes are
less than 4,000m2 in area. A further two of the four allotments that have businesses located
on them are less than 4,000m2 in area. Conversely, of the undeveloped allotments, only four
of the 13 allotments within the Township Zone are less than 4,000m2 in area.

66.

Of the 35 allotments that have been developed for residential purposes and are less than
4,000m2 in area, 20 are less than 1,250m2 in area. Only one of the properties used for
business purposes has an area less than 1,250m2.
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67.

Accordingly, it could be considered that although they would be smaller than envisioned by
the District Plan, proposed Lots 3-6 would not be out of keeping with other residential
development within this area. However, as noted earlier, the character and amenity of the
township zone is essentially rural in nature and, in the case of Ōkaiawa, is comprised of
enclaves of smaller allotments interspersed with larger allotments (refer Figure 11). The
subdivision as proposed would result in a change from two compliant allotments into four
smaller allotments, enabling an increase in the density of development in this locality.

Figure 11: Existing Lot sizes within the township zone (subject land outlined in red)
68.

Under the performance standards for the Township Zone, the maximum number of dwelling
units that can be erected on a site is two, with each dwelling unit being required to have a
net site area of 4,000m2 (performance standard 5.2.1). Currently therefore, only two
dwelling units could be erected on the existing parcels of land, one on each allotment.

69.

With the subdivision as proposed, should these allotments be developed for residential
purposes, there would be a total of four dwelling units (noting that as these would not meet
the minimum net site area, an application for land use consent would be required).

70.

Accordingly, the proposed subdivision of Lots 3 - 6 would enable a more dense level of
development than anticipated by the District Plan, and would affect the amenity and
character in this locality. There would also be additional effects associated with
development of the allotments, such as reduced open space, increased built form (including
hard surfaces), increased levels of light and traffic.

71.

Each of the submitters raised concerns that Lots 3 - 6 could be used for commercial or
industrial purposes. Overall, their preference is that these allotments are not approved, but
that if they are, then they be limited to residential uses.
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72.

It should be noted that whilst only existing industrial developments are provided for as a
permitted activity, the Plan does enable retail and commercial activities as a permitted
activity subject to meeting the relevant performance standards. Accordingly, the existing
sites fronting Manu Road could be developed for this purpose.

73.

This is also true for development of proposed Lots 3 - 6. Although in the latest information
most recently provided to the Council by the agent for the applicant, reference is made to
residential development of these allotments “a range of high quality spec homes for
purchase” with each home being constructed “using quality materials and by a quality
building team” and with landscaping and fencing in accordance with owners requirements
– given the rules and performance standards for the Township Zone, there is no guarantee
that they would be developed for residential purposes.

74.

It is noted in the application that the area surrounding the land is utilised for a mix of uses
including commercial, community and industrial uses. However, the agent considers that
development of the allotments would not be subject to nuisance effects as there are no
existing activities that would generate noise or odour and the size of the lots would enable
the required separation distances to be met. Conversely, she considers development of the
allotments would not result in reverse sensitivity issues for these reasons.

75.

Were these allotments to be developed for residential uses, as noted earlier, the density
(and associated effects) would be greater than anticipated by the District Plan. The
submitters raise concerns about changes to the country feel of the township, effects on the
rural feel and outlook, and the potential for impacts on privacy and for complaints about
noise from existing activities. The agent has noted that there is scope for any development
on Lot 6 to be set back 5m from its eastern boundary (adjoining Mr Vickers property).

76.

As noted above, the submitters preference is that the allotments not be approved, but two
of the submitters have suggested that if the subdivision were allowed, then Lots 3 - 6 should
be subject to a number of controls in addition to requiring the minimum lot size 4,000m2 be
met, they consider that the lots should only be allowed to be used for residential purposes,
with houses limited to a single storey, natural landscaping and a 1.5m height limit on the
front fence.

77.

The submitters also raise concerns regarding the impact of the proposed subdivision (and
the development it would enable) on Manu Road and on the water supply. The technical
aspects of these matters are discussed later in this report.

78.

With regard to water supply, the Development Engineer has advised that although there is
sufficient capacity within the town water supply to supply the proposed new allotments,
due to the size of the existing water main within this part of Manu Road no further
connections can be provided. Accordingly, the applicant is proposing that residential
development would utilise on-site water tanks as a source of potable water.

79.

The majority of the dwellings within the township are connected to the reticulated water
supply and, given the bulk of water tanks, there is the potential for them to contribute to
the built form within the allotments. It should be noted that water tanks in excess of 2,000l
are considered to be a building in the District Plan and would need to meet the relevant
standards accordingly. In addition, due to the proposed size of the allotments and the nature
of the soils in this locality, the use of on-site water tanks might constrain the development
of the allotments.
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80.

In terms of rural character and amenity, it is noted that the nature of the roads in the
Ōkaiawa township reflect the rural nature of the locality. Whilst portions of Ahipaipa and
Normanby Roads have kerb and channel and footpaths reflecting their status as Primary and
Secondary Collector Roads, and a part of Tito Road (opposite Joll Park) also has a footpath,
in general the other roads have narrow carriageways, with wide grass swales on either side.

81.

The submitters note that Manu Road is narrow, with insufficient width for cars to pass on
the carriageway and that the carriageway is used by the community for walking, biking, dogs
and children (there being no footpaths). The Council’s Development Engineer has advised
that the whilst the legal width of the road is in excess of 20m, the formed carriageway is
only 3.8m in width. As noted earlier, this is typical of the Local Roads within the wider
township area.

82.

Ms Nash notes that there are currently seven houses along this part of Manu Road and that
the proposed subdivision could add an additional four. As noted earlier, the subject property
currently has two existing allotments with frontage to Manu Road; therefore, the proposed
subdivision would only result in two additional allotments along this frontage. Although
there are a number of other currently undeveloped allotments along this part of Manu
Road, in general they are owned by existing residents.

83.

The Development Engineer has advised that Manu Road is predominantly used by residents
and their visitors. There is no recorded traffic data but in 2017, it was estimated that the
Annual Average Daily Traffic along the road was 28 vehicles. Given that the standard used
for residential development is ten vehicle movements per day, the new allotments could
increase the traffic by up to 40 vehicles.

84.

It should also be noted that the existing allotments could be developed for retail or
commercial purposes, as could the proposed allotments (with associated traffic generation).

85.

Ms Nash and Mr Vickers suggest that if the subdivision is granted, works should be
undertaken to widen the carriageway, provide footpaths and reduce the speed limit to
50kph. The speed limit within the Ōkaiawa township is currently 70kph, although as noted
by the agent for the applicant, vehicles along this part of Manu Road are generally travelling
at 50kph or less. She also suggests the Council should consider a speed reduction in this
area; this is discussed further later in this report.

86.

The Council’s Development Engineer has advised that he does not consider it necessary to
widen Manu Road or install a footpath as a result of the proposed subdivision. The existing
formation of the road is consistent with the character of the locality and as noted above,
the formation of the road (narrow carriageway and wide swales) generally reduces vehicle
speed.

87.

Overall, I consider that, although the proposed creation of Lots 3 - 6 might not be considered
to be a large increase in the number of allotments along Manu Road, the proposed size of
the allotments would enable denser development, with associated effects, which would
adversely affect the character and amenity of this locality.

88.

Consideration must also be given to whether allowing allotments of this size could create
an expectation that further such subdivision would be allowed, which cumulatively would
result in the character of the settlement being substantially different to that envisioned by
the District Plan and given effect to by the larger minimum lot size required.
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89.

In the event that the Committee decided to grant the subdivision as proposed, they may
wish to consider whether conditions should be applied with regard to the use and
development of Lots 3 - 6, as suggested by the submitters. The suggested conditions include
(noting that they wish to see a minimum lot size of 4,000m2 applied), specifying that these
allotments can only be used for residential purposes, that only new build houses be allowed,
of a single storey in height, that fencing along the road boundary be no greater than 1.5m
in height and that natural landscaping be undertaken.

90.

In any such consideration, it should be noted that the Township Zone recognises the service
nature of these settlements and provides for a mix of uses accordingly. Any constraints on
the type of activity that could be undertaken on an allotment within this zone could be
considered to be contrary to this objective.

Development and Servicing of the Proposed Allotments
91.

The objectives and policies in regard to infrastructure are given in part 2.14 of the District
Plan. Those of relevance to the current application seek to ensure that subdivision and
development provides appropriate infrastructure, does not adversely affect service levels
for existing users and that the costs of infrastructure including any effects on existing
infrastructure are appropriately allocated.

92.

The objectives and policies in regard to transportation are given in part 2.8 of the District
Plan. They seek to ensure that roading networks are safe and efficient and provide for
pedestrians and cyclists in addition to vehicles. These objectives are given effect to through
the provision of a roading hierarchy, and by requiring subdivision and development to avoid,
remedy or mitigate adverse effects through the use of standards and controls.

Water, wastewater and stormwater
93.

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. Where a service is not available, then all Lots shall be self-sufficient in respect of that
particular service (9.2.2(2)), with the applicant required to demonstrate suitability in terms
of topography, soils, water tables and proximity to waterbodies.

94.

The application has been reviewed by the Council’s Development Engineer who has advised
that there is water reticulation but no other reticulated services within the Ōkaiawa
Township.

Proposed Lots 1 and 2:
95.

There is a 150mm diameter water main located within Normanby Road. Council records
show that there is an existing connection from the main in Normanby Road to the business
within proposed Lot 1 and an existing metered connection with backflow preventer to the
dwelling on proposed Lot 2. These connections are located such that the proposed change
to the boundary between these two allotments would not affect the existing connections.

96.

The Council’s Development Engineer recommends that the existing connections be
retained, noting that no cross-boundary water connections are permitted.
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97.

With regard to the disposal of sewage, it is stated in the application that existing
development is serviced by on-site septic tanks and effluent fields. Given the current size of
the Titles on which the building business is established and the proposed change to the
boundaries of the allotment on which the dwelling would be located, the Development
Engineer recommends that the evidence be provided that demonstrates the location of
these treatment systems, confirms that they would meet the required setbacks relative to
the new boundaries and would not generate cross-boundary effects.

98.

With regard to stormwater, no information has been provided within the application. It is
anticipated that stormwater is disposed of within the allotments; however, it would need
to be demonstrated how and where stormwater is disposed of within Lots 1 and 2, that
required setbacks would be met and that there were no cross-boundary effects.

99.

Overall, it is considered that subject to confirmation that the existing provision for servicing
on proposed Lots 1 and 2 complies with the relevant standards, the requirements of the
District Plan would be met.

Proposed Lots 3-6:
100. As there is no reticulated sewerage network within Ōkaiawa, any development of Lots 3-6
would require an on-site system for the treatment of effluent. In response to a request for
further information, an Engineering Report prepared by Cottage Valley Design Ltd was
submitted to Council. The report was based on geotechnical investigations including shear
vane, scala penetrometer and soakage testing as well as a site inspection, undertaken in
November 2020.
101. It was stated in the report that “the soil is considered to be suitable for onsite wastewater
management in accordance with AS/NZ1547 ‘On-Site Domestic Wastewater Management”.
The Development Engineer would require that these Lots are self-sufficient in terms of
wastewater disposal, without cross- boundary effects, should consent be granted.
102. The report also considered the matter of stormwater disposal and concluded that the soil
would accommodate standard soak holes with the recommendation that these be lined due
to the increasing plasticity of the subsoil. Alternatively, shallow soakage beds in accordance
with the relevant standard (NZBC:E1 Figure 13(b)) could be used. The author also
recommends that a maximum soakage rate of 350mm/hr should be adopted for these sites.
103. The Development Engineer has considered the report findings and considers that if consent
is granted, these recommendations should be registered against the new Records of Title as
an ongoing condition.
104. With regard to water supply, it was initially stated in the application that proposed Lots 3 6 would be connected to the Council’s reticulated water supply. However, as noted earlier,
the Development Engineer advised that whilst there is capacity within the Ōkaiawa water
supply system, any additional connections to the water main within Manu Road would
compromise the pressure for the existing connections.
105. In her initial response to a request for further information, the agent for the applicant
advised that following discussion with the Development Engineer, water tanks were
considered to be a suitable solution and would be used for water supply. However, given
that it was unknown how the allotments would be developed, she suggested a consent
notice could be imposed requiring an appropriate level of service at the time of
development, or that the Council could upgrade the infrastructure in future.
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106. The Development Engineer advised that whist tanks might be suitable, they could restrict
the space for future dwellings due to a lack of wastewater infrastructure, and that the cost
of any upgrade to the infrastructure should be borne by the developer.
107. The agent responded that the client would be happy to provide either water tanks or the
upgrade, although this would need to be discussed with Council to determine whether the
latter could coincide with any scheduled upgrade that may occur in future. She suggested
the imposition of a consent notice that would allow the lots to be subdivided but would limit
their development until such time as the infrastructure was upgraded.
108. In a further response, the agent reiterated that the applicant is happy to use water tanks
where suitable (ie. for residential use) but for any other activity such as retail or commercial
– “an upgrade to water supply will be anticipated. If the Council feel it is more appropriate
to upgrade the water now then we can anticipate a condition to this effect. At that time,
suitable design requirements will be arranged accordingly. Perhaps one option is to impose
an ongoing condition for the use of water tanks for suitable development, and if unsuitable,
then an upgrade or financial contribution to the upgrading is necessary.”
109. The submitters are concerned about the effects of the proposed subdivision on the water
supply within Manu Road, noting that the existing pressure is already minimal. If consent
was granted, they would wish to see the water main upgraded to enable the additional
allotments to be supplied.
110. The Development Engineer has advised that he considers the use of water tanks for the onsite collection of water can be suitable for residential uses. However, as noted earlier and
recognised by the agent for the applicant, there is no guarantee as to what the allotments
would be used for.
111. In addition, the size of the proposed allotments is of concern. Any development of the
allotments is likely to involve the erection of buildings, provision for vehicle access and
parking, and potentially other structures such as patios or decks. The buildings would need
to meet the relevant standards in the District Plan (setbacks, maximum height, recession
plane, site coverage, outdoor living area (dwellings) etc). However, there are also setbacks
required between on-site services, relative to buildings, and relative to site boundaries and
requirements with regard to impervious areas or areas subject to compaction (such as
driveways or areas used for parking).
112. Given that on-site treatment is required for wastewater, and noting the geotechnical
constraints (and engineer’s recommendations) with regard to stormwater disposal, the
Development Engineer is concerned that the additional area (and setbacks) required for
water tanks could result in constraints on the development of these allotments, and that
specialist input (such as secondary treatment systems for sewage) might be required to
ensure the necessary standards are met. These matters would not be an issue if the
minimum allotment size specified for the Township Zone were met.
113. Further, consideration needs to be given as to whether, given the direction in the District
Plan to provide connections where reticulation is available, the Council considers it is
appropriate to allow an alternative means of water supply. As noted by the agent, the
Council does provide for alternatives where these can be considered to be more sustainable
but given that it is an infrastructure issue rather than one of capacity, does the use of onsite water tanks meet this criteria?
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114. Ultimately the decision as to whether the use of on-site water tanks for residential activities
as proposed by the applicant is one of policy for the Committee. Depending on the outcome
of this decision (and consequently whether the applicant would be required to upgrade the
existing infrastructure, should consent be granted), the Development Engineer notes the
following:
(a) All allotments would need to be self-sufficient in terms of the supply of water, without
cross-boundary connections.
(b) If the use of water tanks was approved, it is recommended that these only be allowed
where the use of the lots is for residential purposes. Any other type of use would be
required to upgrade the existing infrastructure within Manu Road to enable individual
connections to be provided.
(c) Any upgrade of the water supply infrastructure in Manu Road would require hydraulic
modelling, detailed engineering drawings, specifications, calculations and design
certification, in accordance with the requirements of NZS 4404:2010 Land Development
and Subdivision Infrastructure (including the NPDC and STDC - Local Amendments
August 2013) and all other relevant design standards. All design and construction work
would be subject to approval by the Council.
115. Section 16 of the District Plan specifies that the full cost of connecting subdivided land to
the Council’s reticulation rests with the developer, including upgrading any existing water
supply system if necessary.
Other utilities:
116. The matter of other utilities is not specifically addressed in the application, with the only
specific reference being to the provision of easements if needed. It was noted during the
site visit that power lines run along the northern side of Normanby Road, with existing
connections to the boundary of proposed Lot 2 and the buildings on proposed Lot 1. This
should be unaffected by the proposed subdivision.
117. There are also power lines running along the southern side of Manu Road; there are no
existing connections to proposed Lots 3-6. If consent is granted, it is recommended that any
that any connections from the utilities within Manu Road be provided underground.
Building platforms
118. There are existing buildings located within proposed Lots 1 and 2.
119. The ability to build on proposed Lots 3 - 6 was considered in the Engineer’s report submitted
in response to the request for further information. In the report, it was concluded that these
Lots would not be flood prone but that due to the due to the geotechnical nature of the soil
– topsoil overlaying a sandy clay material of moderate strength to a depth of approximately
1.1m – foundations would need to extend down to the firm brown sandy clay below this
level, or have specifically engineered shallow foundations.
120. The Engineer recommends that, due to the variability of the test results across the site,
further soil investigation be undertaken prior to building on these allotments. The Council’s
Development Engineer recommends that, should consent be granted, this requirement be
recorded as an ongoing condition against the Records of Title.
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Vehicle Access
121. 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).
Proposed Lots 1 and 2:
122. Proposed Lots 1 and 2 have frontage to Normanby Road, which is identified as a Secondary
Collector Road and has a posted speed limit of 70kph in this locality. The applicant’s business
is currently served by two existing sealed crossings which would continue to be used as is
currently the case following the proposed subdivision. With the movement of the existing
boundary to the east, proposed Lot 1 would incorporate that half of a joint crossing that
currently provides vehicle access to the pasture land at the rear of the buildings.
123. Proposed Lot 2 would retain that half of the joint crossing that currently provides vehicle
access to the semi-circular driveway serving the dwelling on No. 443 Normanby Road; this
allotment would also retain the second crossing located further to the east.
124. The Development Engineer has advised that these crossings are deemed to be fit for
purpose and no conditions are recommended in this regard.
Proposed Lots 3-6:
125. Proposed Lots 3-6 would have frontage to Manu Road, which is identified as an ‘other’
(Local) road. It has a 3.8m wide carriageway with grassed swales either side; there is no kerb
and channel or footpath, with a single streetlight. The road has a posted speed limit of 70kph
but, as noted earlier in this report, due to the nature of the road the operating speed in this
locality is lower. There are no existing crossings to Manu Road from the subject land.
126. Each of the crossings would be required to be located no closer than 50m to the closest
intersection (Tito Road) and be able to achieve sight visibility of 85m. The eastern most
boundary of the property is located further than 50m from the intersection between Manu
and Tito Roads and has full visibility to that intersection. Sight distances to the west are in
excess of 85m, as is the intersection of Manu Road with Ahipaipa Road. Accordingly,
compliant vehicle crossings could be constructed.
127. The Development Engineer recommends that, should consent be granted, a condition
requiring vehicle crossings formed to the standard urban vehicle crossing standard be
included as a condition of consent. He further notes that should these allotments be
developed for commercial or retail activity, the crossings would need to be formed to a
heavy duty standard; it is recommended this be included as an advice note.
128. The District Plan requires vehicle crossings to be provided at the time at the time of
subdivision, although there is discretion where it can be demonstrated that compliant
vehicle crossings are possible at more than one location along the road frontage for the
Development Engineer to waive this requirement. The agent for the applicant has requested
that rather than being required to construct the vehicle crossings as a condition of the
subdivision consent, a consent notice be applied to the Titles for these allotments requiring
the crossings to be constructed at the time of building.
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129. The Development Engineer has given consideration to the request that formation of the
crossings not be required at the time of subdivision (but rather at the time of building) and
has advised that given the nature of the proposed subdivision and of Manu Road, he does
not consider it appropriate to exercise his discretion at this time and therefore vehicle
crossings would need to be constructed as part of the subdivision.
130. The submitters have suggested that should subdivision consent be granted, that the
carriageway of Manu Road be widened, and footpaths provided. This suggestion has been
considered by the Development Engineer who notes that the subdivision could result in
significant construction traffic for both any development of the allotments, and for any
upgrading of the water reticulation (if required), and that there would be an increase in
traffic levels once the allotments were developed.
131. However, he does not consider that widening of the carriageway or the installation of
footpaths would be warranted as a result of the proposed subdivision. As noted earlier, the
‘side’ streets in Ōkaiawa are generally narrow with wide grass swathes, reflecting the rural
nature of the township. This, in conjunction with the length of the road between its
intersection with Tito Road and with Ahipaipa Road, results in vehicles travelling at lower
speeds.
132. In addition, the applicant and the submitters have suggested that the speed limit along
Manu Road be reduced to 50kph; the speed limit within Ōkaiawa is currently 70kph. This
has been considered by the Development Engineer who has advised that he is of the opinion
that the posted speed of 70kph should be reduced to 50 kph to suit the nature of the road
and traffic volume.
133. However, the process for changing the posted speed limit is a substantial one, requiring the
Council’s Roading Department to undertake in-situ assessments, consultation with different
authorities and the public, and provide a report for consideration by the Council. This
process takes some time and there is no guarantee as to outcome. Accordingly, any decision
made with regard to the application should be made on the basis of the current posted
speed limit.
Financial Contributions
134. Section 9.2.5(1) of the District Plan specifies that financial contributions shall be in
accordance with section 16 of the Plan. Contributions in regard to vehicle access to the Lots
(section 16.3) and sanitary and stormwater drainage within them (sections 16.5 and 16.6)
have been provided for by way of the provision of services as discussed above.
135. Section 16.3.2(d) provides for road upgrading where necessary to serve a subdivision or
development. In this case, the Development Engineer does not consider upgrading of the
road is required.
136. With regard to the matter of water supply to Lots 3-6, section 16.4 specifies the
circumstances under which a financial contribution may be required, including upgrading of
existing infrastructure. As discussed above, how these requirements are applied depends
on the decision of the Committee in regard to the proposal. Should consent be granted, the
Committee would also need to decide what would be an appropriate mechanism for the
provision of a potable water source and, if an upgrade of the water infrastructure within
Manu Road was required, how the costs of the upgrade would be attributed.
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137. Section 16.2 deals with recreation and civic development contributions. When new sections
are created that would be used for residential purposes, it has the ability to generate an
increased pressure on the district’s reserves, particularly with the population increasing to
fill those new lots.
138. It is stated in the application that as the property is zoned Township, it is not anticipated to
have any impact on community services but that if required, a financial contribution for this
purpose would be paid.
139. It is Council’s practice to take a financial contribution with the aim of using the funds to
develop existing reserves as well as creating new ones. The amount of this contribution is
based on 7.5% of the value of any new lots created, those being the lots of lesser value.
However, in this instance it is considered that there is sufficient recreation land available
within Ōkaiawa to cater for the increase in population that would result from the subdivision
and a financial contribution of this type would not be required.
Other Section 104 RMA1991 Matters
140. Part 2 of the RMA1991 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 RMA must have regard or take into account.
141. 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.
142. It is recognised that the subdivision would enable the applicant to provide for his economic
wellbeing and the social wellbeing of others through the provision of land for development
including residential development. The agent for the applicant considers that the
subdivision would aid in the revitalisation of the township and that the lots would be of a
size and alignment with existing residential development in this locality, meeting the needs
of those seeking to build homes.
143. However, the Plan sets a minimum allotment size for the Township Zone that recognises the
character and amenity of these rural townships, their mixed use, and the nature of the
infrastructure available within them. Ōkaiawa, whilst having existing smaller allotments that
have generally been developed for residential purposes, also includes larger allotments,
resulting in a lesser density of built form and the effects associated with development. There
are also issues of concern with regard to the size of the allotments in terms of servicing and
the effects of a greater density of development on the character and amenity of the locality.
144. None of the National Policy Statements are considered to be of relevance to this application.
145. The agent for 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) and determined that the NESCS does not
apply to this application. None of the other National Environmental Standards are
considered to be of relevance to this application.
146. The Regional Policy Statement for Taranaki (2010) recognises maintaining and enhancing
amenity values as a significant resource management issue for the region (10.3). 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 and policies and
methods to give effect to the Regional Policy Statement for Taranaki and all of the objectives
and policies that are relevant to the application are given in Appendix 1 to this report.
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147. None of the Regional Plans for Taranaki are considered to be of specific relevance to the
proposed activity.
Section 106 RMA1991 Matters
148. There are no hazard areas identified in the District Plan as affecting the site. Lots 1 and 2
have existing uses and the land from which proposed Lots 3-6 would be subdivided are
currently in pasture, with a very gentle fall to the south.
149. The applicant engaged Cottage Valley Design Ltd to undertake geotechnical investigations
within proposed Lots 3 - 6, including hand boreholes with Shear Vane testing and Scala
Penetrometer testing. It was concluded in the report that flood free platforms could be
provided on all sites. Stormwater could be disposed of within the boundaries of each lot,
subject to recommendations re the design of soak holes, using a specified maximum
soakage rate.
150. Proposed Lots 1 and 2 have existing vehicle access and legal and practical access can be
provided to proposed Lots 3 - 6.

Whakakapia / Conclusion
151. Johnny Neil (the applicant) has applied for a resource consent to subdivide the property at
443 - 451 Normanby Road, Ōkaiawa into 6 allotments. This is a 16,188m2 property,
comprised of 5 Records of Title, located between Normanby Road (to the north) and Manu
Road (to the south). The proposed subdivision would essentially adjust the boundaries
between the existing building business (proposed Lot 1), and existing dwelling and accessory
buildings (Lot 2) and create 4 allotments with frontage to Manu Road (where there are
currently two).
152. The application is considered as a Discretionary Activity due to the size of proposed Lots 2
and 3-6, which would not meet the minimum allotment size of 4,000m2 for the Township
Zone.
153. The application was Limited Notified to 6 adjacent landowners and 3 submissions were
received. None of the submitters objected to proposed Lots 1 or 2 but were concerned
about the creation of proposed Lots 3-6, their potential use, and impacts on the nature of
the township, the water supply within Manu Road and on the use of Manu Road itself. Two
of the submitters provided suggested conditions should consent be granted.
154. Ōkaiawa township is comprised of a mix of smaller and larger allotment sizes, with small
enclaves of residential development interspersed with wider areas of land. As proposed Lots
1 and 2 have existing uses and the proposed new boundaries reflect this, it is considered
that this aspect of the proposed subdivision would not adversely affect the character or
amenity of the township. Existing services and vehicle access would be unaffected.
155. Although proposed Lots 3-6 would be of an area similar to some of the existing allotments
within the township, they would not comply with the minimum lot size for the Zone, which
was intended to retain the overall rural township character of the locality, recognise the
service function of the township by enabling a range of uses, ensure such uses could be
appropriately serviced and would not result in issues of reverse sensitivity.
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156. Currently there are 10 dwellings with frontage to this part of Manu Road (noting that some
of these are oriented toward other streets). There are also a number of undeveloped parcels
of land (including two within the subject property), although most of these are owned by
existing residents. The subdivision of Lots 3-6 would create four allotments with frontage to
Manu Road, an additional two allotments. The agent for the applicant has advised these
Lots would be developed for residential purposes; however, the zoning of the land does not
preclude their development for retail, commercial or rural service activities.
157. The proposed subdivision of Lots 3-6 would result in a greater level of built form than
anticipated by the District Plan, with the effects associated with a denser level of
development. Consideration also needs to be given to the potential for further subdivision
and development at this scale and the effects such would have on the wider Ōkaiawa
Township.
158. The existing water infrastructure within this part of Manu Road is not of a standard to
provide the new allotments with connections to the reticulated water supply as anticipated
by the District Plan. The use of water tanks as a source of potable water is proposed, noting
that this would not be appropriate for development other than residential. However,
consideration needs to be given as to whether this constitutes a more sustainable option
(given that supply is available – with an upgrade to the infrastructure) and the effects of
having further built form on the allotments, both in terms of effects on character and
amenity and on the ability to develop them, recognising the required setbacks between onsite services, buildings and boundaries, and the requirements due to the geotechnical
nature of the soil.
159. Manu Road has a narrow carriageway and the submitters have stated that it has a high level
of non-vehicular usage (pedestrians, biking and walking dogs). The road is typically rural in
nature with wide grass swathes either side, no footpaths, and little street lighting.
Accordingly, consideration should be given to the effects of any additional traffic along this
roadway.
160. The submitters have suggested that the road should be widened, footpaths provided, and
the posted speed limit reduced to 50kph. These measures would alter the rural nature of
the roading and the Council’s Development Engineer considers that widening of the road
and the installation of footpaths is not warranted as a result of the subdivision. As noted,
although a reduction in the posted speed limit could be sought, there is no guarantee as to
outcome.
161. Given all of the factors above, I consider that the proposed development would result in
adverse effects on the environment that could not be adequately avoided, remedied or
mitigated and that the subdivision as proposed would not be consistent with the relevant
objectives and policies in the District Plan. Accordingly, it is my recommendation that the
application be declined.
162. If the Environment and Hearings Committee are of a mind to grant consent to the proposal,
possible conditions of consent are attached to this report as Appendix 3.
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Taunakitanga / Recommenda on(s)
THAT the Environment and Hearings Committee decline consent to Johnny Neil to subdivide the
property at 443 - 451 Normanby Road, and Manu Road, Ōkaiawa (Part Section 24 Block IV
Waimate Survey District; Part Section 24 Block IV Waimate Survey District; Section 25 and Part
Section 24 Block IV Waimate Survey District; Section 35 Block IV Waimate Survey District;
Section 36 Block IV Waimate Survey District) into Lot 1 of 9200m2, Lot 2 of 1924m2, Lot 3 of
1250m2, Lot 4 of 1250m2, Lot 5 of 1250m2 and Lot 6 of 1250m2, pursuant to sections 104 and 104B
of the Resource Management Act 1991.
For the following reasons:
1.

Although the District Plan allows for consideration of subdivision resulting in allotments that
would not meet the minimum size within the Township Zone as a Discretionary Activity, in
this instance it is considered that proposed Lots 3 - 6 would result in adverse effects on the
character and amenity within the Ōkaiawa township. The township is comprised of a mix of
smaller and larger allotment sizes and the proposal would enable a greater density of
development than anticipated by the District Plan.

2.

The applicant has provided information on residential development of the allotments;
however, there is no guarantee that the allotments would be developed for this purpose as
the rules for the Township Zone provide for a mix of uses in recognition of the service nature
of the township.

3.

The development of proposed Lots 3-6 would result in additional traffic along Manu Road and
an increase in other effects associated with the development of the allotments.

4.

The current water infrastructure within Manu Road is unable to support further connections
without an upgrade and accordingly the agent for the applicant has suggested that on-site
water tanks might be utilised for residential use. This would add to the built form and, given
the size and geotechnical nature of proposed Lots 3-6, could constrain the development of
the allotments. The policy implications with regard to the use of water tanks and/or any
requirement to upgrade the existing infrastructure lies with the Committee.

5.

It is considered that the proposed subdivision would not be consistent with the objectives
and policies for the Township Zone, nor in accordance with the purpose and principles of the
Resource Management Act 1991.

Helen Johnson

[Seen by]
Liam Dagg

Kaimahere Whakawhiti Whakaaro / Kaiarataki Taiao /
Group Manager Environmental Services
Consultant Planner
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Appendix 1: Relevant provisions of the South Taranaki District Plan
This application for subdivision consent has been assessed under the provisions of the South
Taranaki District Plan 2015, which became fully operative on 22 January 2021.

RULES AND PERFORMANCE STANDARDS
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

Township Zone

4,000m2

Maximum No.
of Additional
Lots that can
be created
1 or more

Minimum
Balance
Lot Size

Minimum
Shape
Factor

N/A

N/A

Additional requirements

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

SECTION 5: TOWNSHIP ZONE RULES
5.2.1 Number of Dwelling Units and Minimum Site Area
1.

The maximum number of dwelling units per site shall be two dwelling units (including
one minor dwelling unit).

2.

Each dwelling unit shall have, at a minimum, a net site area of 4000m2.

5.2.2 Bulk and Location
1.

Buildings shall comply with the height and location requirements in Table 1:
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Type of activity

Dwelling unit, home
occupation and
other sensitive
activities

Minimum
setback:
State
Highway

Minimum
setback:
Road
boundary

Minimum
setback:
Other site
boundaries

Additional setbacks/ requirements

10 m

5m

1.5 m

 5m from any retail, commercial,
entertainment or community
activity (including car parking and
outdoor storage areas) on any
other site under separate
ownership.

(Minimum setbacks)

 20m from an industrial activity on
any other site under separate
ownership.
All buildings for
retail, commercial,
entertainment and
community
activities including
outdoor storage

10 m

All buildings for
industrial activities
and rural service
activities, including
outdoor storage

10m

2.

5m

1.5 m

 5m from any dwelling unit, home
occupation and other sensitive
activities on any other site under
separate ownership.
 20m from an industrial activity on
any other site under separate
ownership.

10m

5m

 5m from any dwelling unit, home
occupation and other sensitive
activities on any other site under
separate ownership.

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.
(ii) Buildings on adjoining sites have a common wall along an internal boundary, no
recession plane shall be applied along that part of the boundary covered by such
a wall.
(iii) Where a boundary abuts an access lot or right of way, the boundary may be
taken from the furthest boundary of the access lot or right of way

3.

Maximum Building Height: No part of any building may extend more than 8m above
natural ground level.
Except that:
(i)
All poles, support structures and fixtures associated with outdoor lighting shall
not exceed a height of 13.5m.

4.

Building Site Coverage: The proportion of a site when viewed in plan, which is
covered by buildings or parts of buildings, shall not exceed:
(i) For residential activities: 40%.
(ii) For all other activities: 75%
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5.2.3 Private Outdoor Living Area
1.

All dwelling units shall have a private outdoor living area which is at least 50m² in
area and capable of containing a circle 4m in diameter, and is orientated to the east,
west or north of the dwelling.

2.

All minor dwelling units shall have a private outdoor living area which is at least
10m² in area and capable of containing a circle 2.5m in diameter and is orientated to
the east, west or north of the dwelling

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.

3.

In residential, commercial and industrial zones, and in other zones where power lines, gas
distribution pipes and telecommunication lines are available within 200m of any boundary
of any lot of a proposed subdivision or site of a proposed development, the services shall be
provided to the boundary of any lot created by the subdivided land, or proposed
development. Note: Performance Standard 14.2.2: Undergrounding of lines and gas pipes
also applies.

4.

At the time of subdivision sufficient land for transformers and associated ancillary services
shall be set aside.

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).
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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 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.
SECTION 10: PARKING AND TRANSPORTATION RULES
10.3 PERFORMANCE STANDARDS – VEHICLE CROSSINGS
10.3.1 New Vehicle Crossings
1.

All new vehicle crossings in any Zone shall comply with the crossing standards set out
in Part 3 of NZS 4404:2010 Land Development and Subdivision Infrastructure and NPDC
and STDC Local Amendments to NZS 4404:2010 (August 2013) and Performance
Standards below.

10.3.2 Distance of Vehicle Crossings from Intersections
1.

No part of any vehicle crossing shall be located closer to the intersection of any roads
than the minimum distances specified in Table 3.

10.3.4 Sight Distances from Vehicle Crossings
1.

Minimum unobstructed sight distances from all vehicle crossings shall be in accordance with
the distances specified in Table 4 below:
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10.3.5 Design/Construction of Vehicle Crossings onto Arterial, Primary Collector and
Secondary Collector Roads
1.

The width of any vehicle crossing shall be in accordance with dimensions set out in
Table 5 below:

3.

The vehicle crossing width shall be measured along the road boundary of the
property.

4.

All vehicle crossings on to Arterial, Primary Collector and Secondary Collector Roads
where the speed limit exceeds 50km/hr shall be designed and constructed in
accordance with the diagrams included in Appendices 4 and 5, except for vehicle
crossings to farming activities in the Rural Zone; this standard shall only apply where
a vehicle crossing provides access or a driveway to building(s).

9.2.5 Financial Contributions
1.

All financial contributions shall be in accordance with the requirements in Section 16.
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SECTION 5: TOWNSHIP ZONE RULES
5.1

CATEGORIES OF ACTIVITIES

5.1.1 PERMITTED ACTIVITIES
The following activities are permitted activities in the Township Zone, provided activities comply
with all relevant Permitted Activity Performance Standards in Section 5.2 and all other Sections
of the District Plan:
(a)
(b)
(c)
(d)
(e)
(f)
(g)
(h)
(i)
(j)
(k)
(l)
(m)
(n)

Residential activities.
Residential care facilities.
Home occupations.
Marae.
Papakainga development.
Community activities.
Open space.
Home based childcare service.
Home based visitor accommodation.
Holiday homes.
Recreational activities.
Retail and commercial activities up to 500m2 gross floor area.
Rural service activities.
Recreational vehicles or other easily moveable buildings, such as caravans, motor homes
and porta cabins, used for temporary residential housing for up to six (6) months within a
calendar year.
(o) Farming activities, except for intensive farming activities.
(p) Existing industrial activities, including an increase in size (building or outdoor area) of up to
100m2.
(q) The construction, alteration of, addition to, removal and demolition of buildings and
structures for any permitted activity.
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OBJECTIVES AND POLICIES
Section 2.3 Township Zone
Objective
2.3.2 To provide for a mix of activities that support the needs of the local community while
maintaining and enhancing the distinct character and amenity values of the small rural
settlements.
Policies
2.3.3 Recognise and provide for the existing small rural settlements that serve an important local
role and have a distinct character through a Township Zone.
2.3.4 Ensure new land use activities, development and subdivision maintains and enhances the
established character and amenity values of the individual township with an overall low building
form and density, and exceptions for existing commercial, industrial and community activities and
facilities.
2.3.5 Provide for a mix of land use activities and development which are complementary and
compatible while ensuring an acceptable level of amenity for residents through the application of
rules and standards.
2.3.6 Provide for existing commercial, industrial and community activities and facilities, while
ensuring any changes or expansion of these activities do not adversely affect the qualities of the
township.
2.3.7 Ensure all land use activities, development and subdivision provides a suitable on-site
wastewater treatment and disposal system, stormwater systems, and water supply (except in
Rahotu and Okaiawa where Council reticulated systems are available).
2.3.8 Manage the overall size of the Township Zones to maintain their character, amenity values
and servicing constraints while allowing for potential viable expansion to accommodate any
potential future demand.
Section 2.8 Transportation
Objectives
2.8.5 Safe and efficient road and rail networks to ensure the reliable movement of people and
goods.
2.8.6 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.
Policies
2.8.10 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.
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2.8.11 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.
2.8.12 Avoid, remedy or mitigate the adverse effects that may arise from increased traffic or
changed traffic type, and new or changed access and intersections, through the use of standards
and controls.

Section 2.14 Integrated Land Use and Infrastructure Planning, Urban Growth and Financial
Contributions
Objective
2.14.6 To ensure that subdivision and development is appropriately serviced by infrastructure to
provide for the likely or anticipated use of the land and that the costs of this infrastructure is fairly
and equitably funded.
Policies
2.14.11 Ensure new activities and development provide adequate infrastructure to meet the
needs of future occupants.
2.14.12 Ensure new activities and development adequately compensate for their impact on
existing infrastructure (water, wastewater, stormwater, roading, reserves) through a contribution
to ensure the level of service meets the needs of future occupants and does not adversely affect
the level of service for existing users.
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Appendix 2: Assessment of existing lot sizes within the township zone,
Ōkaiawa

Figure A2-1: Current development/Lot sizes of land zoned Township within Ōkaiawa
(outlined orange) – refer tables 1-4
Table 1: Residential Development (less than 4,000m2)
436 Ahipaipa Rd
22 Manu Rd
455 Ahipaipa Rd
2 Tito Rd
463 Normanby Rd
14 Tito Road
451 Ahipaipa Rd
14 Barclay Rd
7 Manu Rd
9 Manu Rd
32 Manu Rd
55 Manu Rd

800m2
885m2
900m2
926m2
1,000m2
1,000m2
1,000m2
1,000m2
1,000m2
1,000m2
1,000m2
1,000m2

26 Manu Rd
16 Manu Rd
20 Manu Rd
441 Normanby Rd
40 Ngutu Rd
27 Manu Rd
53 Manu Rd
44 Ngutu Rd
42 Ngutu Rd
11 Manu Rd
38 Ngutu Rd
76 Ngutu Rd
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1,009m2
1,012m2
1,012m2
1,088m2
1,100m2
1,100m2
1,100m2
1,200m2
1,300m2
1,400m2
1,500m2
1,500m2

5 Manu Rd
460 Normanby Rd
466 Normanby Rd
23 Barclay Rd
4 Tito Rd
423 Normanby Rd
20 Barclay Rd
82 Ngutu Rd
464 Normanby Rd
5 Barclay Rd
453 Normanby Rd

1,700m2
1,800m2
1,900m2
2,000m2
2,023m2
2,100m2
2,500m2
2,600m2
3,000m2
3,000m2
3,920m2
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Table 2: Residential Development (4,000m2 or greater)
469 Normanby Rd
490 Normanby Rd
35 Manu Rd
418 Ahipaipa Rd

4,000m2
4,000m2
4,000m2
5200m2

33 Barclay Rd
34 Manu Rd*
477 Ahipaipa Rd

6,100m2 23 Manu Rd
8,100m2 431 Normanby Rd
1.07ha
483 Ahipaipa Rd

1.11ha
2.02ha
2.30ha

* not all of this property is within the township zone

Table 3: Undeveloped land (in order of size)
I
H
J

1,100m2
1,300m2
2,000m2

B
D
E

2,700m2
4,000m2
4,000m2

F
G
A

* not all of this property is within the township zone

4,000m2
4,000m2
9,600m2

L
C
K
M*

9,800m2
1.21ha
1.21ha
80.52ha

Table 4: Land used for business purposes
442 Ahipaipa Rd
(engineering business)
6 Manu Rd
(previous cartage business)

1,174m2
3,017m2
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470 Normanby Rd
(metal supplies business)
459 Normanby Rd
(Ōkaiawa Hotel)

4,000m2
5,800m2
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Appendix 3: Possible conditions of consent, should consent be granted
1.

That the activity is carried out in general accordance with details provided to the South
Taranaki District Council as part of the resource consent application, except where
amended by any of the following conditions.

2.

That all drawings, specifications, calculations, certification and reporting shall be prepared
by a suitably qualified person, and all works shall be undertaken, in accordance with the
requirements of NZS 4404:2010 Land Development and Subdivision Infrastructure
(including the NPDC & STDC - Local Amendments August 2013) and to the satisfaction of
the Council.

Building Platform
3.

That pursuant to section 221 of the Resource Management Act 1991, the following shall
be registered against the Records of Title for Lot 3-6:
“That prior to the construction of any dwellings on Lot 3-6 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.”

Water Supply
(If the Committee is satisfied that water tanks can be used for residential use of the land):
4.

That pursuant to section 221 of the Resource Management Act 1991, the following shall
be registered against the Records of Title for Lot 3-6:
“That the use of on-site water tanks as a source of potable water is acceptable where Lots
3-6 DP XXXXXX are used for residential purposes. Should these allotments be developed
for, or the use of the land change to, any other activity, a connection to the Councils
reticulated water supply in Manu Road shall be provided.
Where any upgrade to the existing water infrastructure is required, this shall be undertaken
at the users cost and in accordance with condition 2.

(If the Committee considers that Lots 3-6 should be provided with connections to the water
reticulation):
5.

That Lots 3 - 6 shall be provided with separate connections to the Council’s reticulated
water supply in Manu Road. There shall be no cross-boundary water supply between the
allotments.

6.

That the existing water infrastructure shall be upgraded at the consent holders cost to the
standards prescribed in the relevant regulations, bylaws and in accordance with condition
2.
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On-site effluent treatment
7.

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.

8.

That information shall be provided on the location of the existing wastewater treatment
systems within proposed Lots 1 and 2, including evidence that the minimum setback
distances as specified within AS/NZS1547:2017 are met.

Stormwater Disposal
9.

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.

10. That evidence of the location of existing stormwater disposal from buildings and structures
within proposed Lots 1 and 2 is provided, demonstrating compliance with the minimum
setback distances and other NZ Building Code requirements and in accordance with
condition 2.
11. That pursuant to section 221 of the Resource Management Act 1991, the following shall
be registered against the Records of Title for Lot 3-6:
“For the disposal of stormwater within Lot 3-6 DP XXXXXX, any soak holes shall be lined, or
shallow soakage beds in accordance with NZBC:E1 Figure 13(b) shall used.”
Utilities
12. That all new utility connections to the allotments shall be provided underground.
Vehicle access
13. That vehicle crossings from Manu Road shall be constructed to a residential standard (per
Figure 3.4a of the standard referred to in condition 2 to serve proposed Lots 3-6.
Easements
14. That any necessary easements are duly granted and reserved, and shown on the Land
Transfer Plan.
(If the Committee considers that Lots 3-6 should be provided with connections to the water
reticulation):
Engineering plans, approval, supervision and certification
15. That the consent holder shall submit, for the approval of the Council’s Group Manager Community and Infrastructure Services (or their nominee), detailed engineering drawings,
specifications, calculations and design certification for the upgrading of the water
reticulation within Manu Road, in accordance with the requirements of condition 2.
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16. That upon approval by the Council of the information submitted per condition 15 above,
the work shall be undertaken in accordance with the approved plans, under the
supervision of a suitably qualified person, who shall certify that the work has been
constructed to the specified standards and approved plans.
17. That upon completion of the works to the satisfaction of the Group Manager - Community
and Infrastructure Services (or their nominee), the consent holder shall provide to the
Council, “as-built” plans and completion certificates, as per schedules 1B and 1C of the
standard referenced in condition 2.
(If the Committee considers that Lots 3-6 should be restricted to residential use only, they may wish
to consider the imposition of all or some of the following conditions):
Use and development of Lots 3-6
18. That pursuant to section 221 of the Resource Management Act 1991, the following shall
be registered against the Records of Title for Lot 3-6:
“That Lots 3-6 DP XXXXXX shall:
(a) only be developed and used for residential purposes.
(b) any dwellings shall be restricted to a single storey.
(c) any fence along the road boundary shall be restricted to a height of 1.5m above ground
level.
(d) landscaping of shrubs and trees that will over time soften the effect of the
development of the allotment shall be established and maintained to a depth of no
less than 1m around the boundaries of the property.”
(Note: the submitters have also suggested that any dwellings erected be new builds. It is
considered that the requirements for relocated buildings in section 18 of the District Plan are
sufficient to ensure such buildings would not detract from the amenity or character of the locality.)

Advice Notes
1. Earthworks
NZS4431 is applicable to the construction of earth fills for residential development
including roading.
2. Vehicle Crossings
Commercial or retail activity on Lots 3-6 DP will require a heavy duty vehicle crossing,
formed to a Type H standard, in accordance with Part 3 of NZS 4404:2010 Land
Development and Subdivision Infrastructure Standard (STDC Local Amendments August
2013).

47

Extraordinary Environment and Hearings Committee - Report

2

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 www.beforeUdig.co.nz or 0800 248 344.
A CAR along with a Traffic Management Plan prepared by a qualified person (TTMS) 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.
Any damage to Council assets must be repaired, to the satisfaction of Council.
All costs incurred, including any required inspection fee, shall be at the applicant’s expense.
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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.
Land use consent 
Fast-track consent:

SITE DETAILS FOR APPLICATION

Subdivision consent 

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

Opt in 

Opt Out 

Physical site which
application relates:

No: 443

Street: Normanby Road

Legal Description(s):

Part Section 24 Block IV Waimate SD (TNG1/1257)

(Land use consent for a
controlled activity)

Suburb: Okaiawa

Part Section 24 Block IV Waimate SD (TNE3/1345)
Sec 25 and Pt Sec 24 Block IV Waimate SD (TN110/88)
Sec 35 Block IV Waimate SD (TNE4/780)
Sec 36 Block IV Waimate SD (TNE4/781)

CONTACT DETAILS
Applicant
Full name(s):

Johnny Neil

Electronic Address or service:

C/ Agent

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

Phone (day):

Phone (mobile):

Agent/Consultant (if applicable):
Name:

Andrea Rowe

Company:

Juffermans Surveyors Limited -

Electronic address for service:

andrea@jsl.nz

Postal address:

PO BOX 193 New Plymouth 4340

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

Phone (day):

Phone (mobile):

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

Describe your proposal clearly:
Six Lot subdivision

See Application document

See Application document

Agent: 

Owner: 

DESCRIPTION OF PROPOSED ACTIVITY

SITE DESCRIPTION

REASONS FOR RESOURCE CONSENT

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

Have you consulted with iwi?

 Yes
If yes, who did you consult with?
Who else have you consulted?
Did they have any concerns? If yes, please provide details:

2
 No

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?
 No
 Yes
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:

Administrative Requirements:

INFORMATION 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:
Andrea Rowe
Applicants/Agents signature:

Date: 29 September 2020
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Our ref: 20106

29/09/2020

The Planning Manager
Jessica Sorensen
Private Bag 902,
Hawera 4640

Dear Jessica

Application for Resource Consent – Subdivision
Attached for Councils consideration under the rules for the South Taranaki District Plan is an application
for Resource Consent for a subdivision at 443 Normanby Road, Okaiawa.
The proposal is a Discretionary Activity under the District Plan rules as the lots created by the
subdivision will not meet the minimum size of 4,000m2.
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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Figure 2 - Urban Planning Map 9
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Photo 1 - Extent of subdivision

.
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SUBJECT SITE AND IMMEDIATE SURROUNDINGS
The property is in the township of Ōkaiawa, bordered by Normanby Road (northern boundary) and
Manu Road (southern boundary). The property is held in five titles: TNG1/1257; TNE3/1345;
TN110/88; TNE4/780 and TNE4/781 with a combined area of 1.6 hectares.
Ōkaiawa is 14 km north-west of Hāwera. In the 1880s Ōkaiawa was the centre of Thomas Joll’s chain
of private dairy factories, which turned cooperative after Joll’s death in 1908. The property is within
walking distance of the sportsground on the Ōkaiawa domain. The immediate area is of mixed use,
with residential, commercial, rural, industrial and community activities all within 2km of one
another.
The property is identified in Urban Planning Map 9 as Township Zoned. The property forms part of
the original extent of the Ōkaiawa township.
The site is flat and bears a resemblance to the adjoining properties in the area. The property has
frontage to two formed roads, being Normanby and Manu Roads.
There are two existing access points serving the dwelling onto Normanby Road and these are in the
shape of a horse-shoe entrance. The third crossing onto Normanby Road services the grazing block
that extends to Manu Road. There are no crossings onto Manu Road.
THE PROPOSAL
The proposal is to subdivide the property into six allotments:
Lot 1 of 9200m2
Lot 2 of 1924m2 – includes dwelling and associated sheds
Lots 3, 4, 5 and 6 will each be 1250m2
The proposal has been assessed as a Discretionary Activity on the basis that the proposal will not
comply with the minimum lot size of 4000m2 for five out of the six lots created by the subdivision.
The buildings on Lot 2 will comply with the District Plan’s minimum setback requirements.
ACCESS
As noted above there are three existing access points to the property.
As per the scheme plan the six smaller lots will have frontage and access onto Manu Road. The
existing crossings for the dwelling will remain, and the third access point on Normanby Road will
serve Lot 1.
All access (in fact the entire road frontages of the site) are located in the 50kph urban speed zone of
Okaiawa Township.
Lots 3 to 6 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. 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 mains are located within Normanby Road and Manu Road. There is currently a
metered connection for the property, as shown in the image below. Each lot will be able to connect
to the main in accordance with the requirements of the District Plan.
There is no sewer main within Okaiawa. The existing dwelling and those in the area are serviced via
septic tank and associated effluent disposal fields. Each lot will be able to manage its sewer in the
same manner while ensuring that there are no cross-boundary effects.
Figure 3 - STDC Services Plan
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DISTRICT PLAN
SECTION 5: TOWNSHIP ZONE RULES
Rule No.

Parameter

Status

Comment

5.2.2 Bulk and Location 1Table 1: Height and Location Requirements Type of activity Minimum setback:
State Highway Minimum setback: Road boundary Minimum setback: Other site boundaries Additional
setbacks/requirements Dwelling unit, home occupation and other sensitive activities 10 m 5 m 1.5 m
Minimum setbacks: 5m from any retail, commercial, entertainment or community activity (including car
parking and outdoor storage areas) on any other site under separate ownership. 20m from an industrial
activity on any other site under separate ownership.
5.2.1
Number of Dwelling
Units
Minimum Site Area
1. The maximum
number of dwelling
units per site shall be
two dwelling units
(including one minor
dwelling unit).

5.2.2

2. Each dwelling unit
shall have, at
minimum, a net site
area of 4,000m².
Bulk and Location

The property is located within the 50kmph area
of Okaiawa.

Discretionary

Buildings shall comply Permitted
with the location
requirements in Table
1.

Lots 2, 3, 4, 5, and 6 will not comply with the
minimum net site area of 4000m2.

Complies

Dwelling:
5m from road
boundary
1.5m from other
boundaries
All buildings for Retail,
Commercial,
Entertainment and
Community Activities
including outdoor
storage
5 m from road
boundary
1.5 m other boundaries
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SECTION 9: SUBDIVISION
Rule No.

Parameter

Status

Comment

9.1.2

Subdivision of land in all ZONES

Controlled

9.2.1

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

The proposal is an six lot
subdivision
The proposal
creates six parcels of
land where five of these will
be less than 4000m² and this
will not meet
the minimum design and
parameters of the District
Plan.

Township
1 or
N/A All lots shall
Zone
4,000m2 more
demonstrate
that
development
can comply
with the
permitted
activity
standards for
the Zone.

The properties are located
within the Okaiawa township,
where the allotments will be
consistent with other lots in
the area.
Lot 1 will be used alongside
the adjoining property for
grazing purposes.
The boundaries associated
with Lot 2 that has the existing
dwelling and sheds, will follow
the existing fence lines.

9.2.2 1

9.2.2 6

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
sustainable option.

Controlled

Sufficient regard to suitability in respect of
topography, soils, water tables and
proximity to water bodies must be
demonstrated.
All necessary easements for the protection Controlled
of utilities and services to the lot(s) shall be
provided by the subdivider, and duly
granted and reserved.
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Lots 3 to 6 are being created
to establish revitalise the area
with new development.
The new lots will be able to
connect to the Council’s water
mains within Normanby and
Manu Roads.
Sewerage will be managed via
onsite effluent systems and
appropriately designed fields that
will be positioned so not to
generate cross-boundary effects.

No easements are anticipated
at this time, however at the
time of survey, should
any cross boundary servicing
be discovered, we will create
the necessary easements.
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9.2.3

9.2.5

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
Discretionary
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.

Financial Contributions.

Controlled

Each of the lots created along
Manu Road 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.
If either of the crossings
associated with Lots 1 or 2
need to be upgraded, this
should form a condition of the
consent.
The property is zoned
township, and therefore not
anticipated to have an
impact on community
services, however the
subdivision is residential by
nature, so if necessary,
financial contributions will
need to be payable as a
condition of the consent.

OTHER CONSENT REQUIREMENTS
The subdivision creates four new lots along Manu Road. The other two lots are already deemed as
established given their current land use and appearances. The township setback requirements in
this setting can be achieved at the time of building.
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STATUTORY CONSIDERATIONS – RESOURCE MANAGEMENT ACT 1991
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 Okaiawa’s township environment which would be a natural place for further
development. The lots will not meet the minimum lot size for the zone and have been created to align
with the size of the sections already established in the area. 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 receiving 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.”
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. 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.
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The proposed subdivision is considered an efficient use of the land as it provides for five residential
sections and one lifestyle section that will be used alongside adjoining land. The subdivision is
consistent with 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 township activities. The adjoining properties are of
mixed use. 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.
The requirement to “take into account” the principles of the Treaty of Waitangi requires the
decision maker to consider the relevant Treaty principles, to weigh those up with other relevant
factors and to give them the weight that is appropriate in the circumstances.
National Policy Statements - At the time of writing none of the National Policy Statements in
force were considered to be of relevance to the proposed subdivision.
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.
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 relevance to the proposed subdivision.
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CONSULTATION
There have been no third parties consulted with in regards to this application.
ASSESSMENT OF ENVIRONMENTAL EFFECTS
The District Plan governs the use of the district’s natural and physical resources and has been
developed to ensure that the purpose of the RMA is achieved at a local level. The purpose of the Act
is to promote the sustainable management of the resources, ensuring that they are used in such a way
that they continue to be available for the foreseeable future, in managing the district’s resources, the
Plan contains strategic objectives and policies which provide an overall direction in the way these
should be utilised. These objectives and policies then feed down to the rules and the performance
standards which outline which activities can and cannot be undertaken.
I have considered the impact of the subdivision and future development on the character,
environmental and amenity values of the area; ensuring that the road transportation network will be
able to continue to operate safely and efficiently; and ensuring that appropriate infrastructure
facilities are provided.
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.
2.3 Township Zone
2.7 Transportation
2.10 Network Utilities
2.13 Tangata Whenua
Subdivision in the Township 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.
2.3 Township Zone
Issue: 2.3.1 The mix of land use activities and development within small townships results in
distinct character and amenity values that provide for their ongoing viability and role in the local
community
Objective 2.3.2 To provide for a mix of activities that support the needs of the local community
while maintaining and enhancing the distinct character and amenity values of the small rural
settlements.
Policy 2.3.3 Recognise and provide for the existing small rural settlements that serve an important
local role and have a distinct character through a Township Zone.
2.3.4 Provide for a mix of land use activities and development which are complementary and
compatible while ensuring an acceptable level of amenity for residents through the application of
rules and standards.
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2.3.5 Ensure new land use activities, development and subdivision maintains and enhances the
established character and amenity values of the individual township with an overall low building
form and density, and exceptions for existing commercial, industrial and community activities and
facilities.
2.3.7 Ensure all land use activities, development and subdivision provides a suitable on-site
wastewater treatment and disposal system, stormwater systems, and water supply (except in Rahotu
and Okaiawa where Council reticulated systems are available).
2.3.8 Manage the overall size of the Township Zones to maintain their character, amenity values and
servicing constraints while allowing for potential viable expansion to accommodate any potential
future demand.
The land is located central to Okaiawa township, where the domain is in proximity as too are mixed
commercial industrial and residential activities.
As shown below, the extent of farmland extends in all other directions, specification beyond the
extent of where smaller landholdings are established.
Figure 4 - Extent of Okaiawa Township

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. That survey anticipated that Okaiawa
Township would develop to the extent of this property, with roads bordering the northern and
southern boundaries of the property.
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Okaiawa has grown to this extent, and this property has been held together in ownership with
adjoining land.
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 township space and services
provided by Council is an efficient use of the resources available in an environment.
The area defined as township zoning within Okaiawa has not developed extensively for many years,
however this is an opportunity for the regeneration of sites that will be suitable for residential
development. They are of a size that meets the needs of those looking for sites to build homes, while
also being complimentary to the area insofar as they are not too small that they will not fit the area.
The surrounding area is of mixed use that will not give rise to reserve sensitivity issues, eg there is no
large noise or odour activities that would give rise to adverse effects.
The size of the lots continues to allow for the required separation between permitted sensitive
activities and farming or rural activities that is anticipated on larger rural properties.
In consideration of the Objectives & Policies of the plan;
Objective 2.3.2 To provide for a mix of activities that support the needs of the local community while
maintaining and enhancing the distinct character and amenity values of the small rural settlements.
Policy 2.3.2 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.
Policy 2.3.3 Recognise and provide for the existing small rural settlements that serve an important
local role and have a distinct character through a Township Zone.
Policy 2.3.4 Provide for a mix of land use activities and development which are complementary and
compatible while ensuring an acceptable level of amenity for residents through the application of
rules and standards.
Policy 2.3.5 Ensure new land use activities, development and subdivision maintains and enhances the
established character and amenity values of the individual township with an overall low building
form and density, and exceptions for existing commercial, industrial and community activities and
facilities.
Policy 2.3.7 Ensure all land use activities, development and subdivision provides a suitable on-site
wastewater treatment and disposal system, stormwater systems, and water supply (except in Rahotu
and Okaiawa where Council reticulated systems are available).
Policy 2.3.8 Manage the overall size of the Township Zones to maintain their character, amenity
values and servicing constraints while allowing for potential viable expansion to accommodate any
potential future demand.
Policy 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 Okaiawa Township and the consideration of the surrounding land use activities to ensure it
has a low impact on the receiving environment.
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The character, amenity values and serving provisions associated with Okaiawa will be managed while
enabling viable expansion that will provide some revitalisation of the area with four new residential
buildings.
The proposed subdivision will not result in a degradation of or compromise of the character and
qualities of the surrounding environment; the surrounding environment is a mix of rural, residential,
commercial and industrial and this would remain the case post-subdivision and development.
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 3 to 6 will be accessed from Manu Road, with
new Urban Specification crossings, while the existing access off Normanby Road will be upgraded if
required.
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.
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The Council water services are available and each of the allotments will have appropriate
connections where this can be achieved. The management of sewerage disposal will be handled
independently with no cross-boundary effects.
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.
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 Ngaruahine.
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.
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CONCLUSION
This application is for a Discretionary Activity because the lot sizes do not meet the minimum
standards for properties in the Township Zone. The property is within the context of a mixed use
environment, with residential sized lots and activities to which the proposal will be well suited.
Additionally, there are commercial, community, rural activities within the area, which is typical of
the Township Zoning.
The extent of the Okaiawa urban area included this parcel of land. As evaluated, the property is well
suited to the environment, within a small rural settlement that serves important to the local area
and will fit well within the character of the township.
The proposal enables for urban growth to the extent of the property as it exists in the Okaiawa
township boundary.
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 can address the expectations of the Objectives and Policies in the District Plan. There
are no adverse effects associated with the proposal and the reduced lot size, 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.
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RECORD OF TITLE
UNDER LAND TRANSFER ACT 2017
FREEHOLD
Search Copy

TNE4/780
Taranaki

Identifier

Land Registration District
Date Issued
19 September 1979
Prior References
TN11/198
Estate
Area
Legal Description

Fee Simple
4047 square metres more or less
Section 35 Block IV Waimate Survey
District

Registered Owners
Jonathan Robert Neil and Parker and Marriner Trustees Limited
Interests
11060029.5 Mortgage to ANZ Bank New Zealand Limited - 23.3.2018 at 4:23 pm

Transaction ID 61845210
Client Reference mlaurence001

Search Copy Dated 29/09/20 11:22 am, Page 1 of 2
Register Only
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TNE4/780

Transaction ID 61845210
Client Reference mlaurence001

Search Copy Dated 29/09/20 11:22 am, Page 2 of 2
Register Only
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RECORD OF TITLE
UNDER LAND TRANSFER ACT 2017
FREEHOLD
Search Copy

TNE4/781
Taranaki

Identifier

Land Registration District
Date Issued
19 September 1979
Prior References
TN11/199
Estate
Area
Legal Description

Fee Simple
4047 square metres more or less
Section 36 Block IV Waimate Survey
District

Registered Owners
Jonathan Robert Neil and Parker and Marriner Trustees Limited
Interests
11060029.4 Mortgage to ANZ Bank New Zealand Limited - 23.3.2018 at 4:23 pm

Transaction ID 61845212
Client Reference mlaurence001

Search Copy Dated 29/09/20 11:22 am, Page 1 of 2
Register Only
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TNE4/781

Transaction ID 61845212
Client Reference mlaurence001

Search Copy Dated 29/09/20 11:22 am, Page 2 of 2
Register Only
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RECORD OF TITLE
UNDER LAND TRANSFER ACT 2017
FREEHOLD
Search Copy

TN110/88
Taranaki

Identifier

Land Registration District
Date Issued
30 March 1925
Prior References
TN12/52
Estate
Area
Legal Description

TN86/89
Fee Simple
6070 square metres more or less
Section 25 and Part Section 24 Block IV
Waimate Survey District

Registered Owners
Jonathan Robert Neil and Parker and Marriner Trustees Limited
Interests
11060029.3 Mortgage to ANZ Bank New Zealand Limited - 23.3.2018 at 4:23 pm

Transaction ID 61845213
Client Reference mlaurence001

Search Copy Dated 29/09/20 11:22 am, Page 1 of 2
Register Only
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TN110/88

Transaction ID 61845213
Client Reference mlaurence001

Search Copy Dated 29/09/20 11:22 am, Page 2 of 2
Register Only
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RECORD OF TITLE
UNDER LAND TRANSFER ACT 2017
FREEHOLD
Search Copy

TNE3/1345
Taranaki

Identifier

Land Registration District
Date Issued
20 March 1979
Prior References
TN86/88
Estate
Area
Legal Description

Fee Simple
1619 square metres more or less
Part Section 24 Block IV Waimate Survey
District and Defined On Deposited Plan
3406

Registered Owners
Jonathan Robert Neil and Parker and Marriner Trustees Limited
Interests
11059978.6 Mortgage to ANZ Bank New Zealand Limited - 23.3.2018 at 4:25 pm

Transaction ID 61845214
Client Reference mlaurence001

Search Copy Dated 29/09/20 11:22 am, Page 1 of 2
Register Only
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2

TNE3/1345

Transaction ID 61845214
Client Reference mlaurence001

Search Copy Dated 29/09/20 11:22 am, Page 2 of 2
Register Only
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RECORD OF TITLE
UNDER LAND TRANSFER ACT 2017
FREEHOLD
Search Copy

TNG1/1257
Taranaki

Identifier

Land Registration District
Date Issued
14 March 1984
Prior References
TN110/220
Estate
Area
Legal Description

Fee Simple
405 square metres more or less
Part Section 24 Block IV Waimate Survey
District and Defined On Deposited Plan
4240

Registered Owners
Jonathan Robert Neil and Parker and Marriner Trustess Limited
Interests
11059978.3 Mortgage to ANZ Bank New Zealand Limited - 23.3.2018 at 4:25 pm

Transaction ID 61845215
Client Reference mlaurence001

Search Copy Dated 29/09/20 11:22 am, Page 1 of 2
Register Only
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2

TNG1/1257

Transaction ID 61845215
Client Reference mlaurence001

Search Copy Dated 29/09/20 11:22 am, Page 2 of 2
Register Only
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Appendix 5
RMS20078: Johnny Neil - 6 lot subdivision (township zone), Normanby and
Manu Roads, Ōkaiawa
Initial request from the Council for further information
From:

helen@johnsonrm.co.nz <helen@johnsonrm.co.nz>

Sent:

Friday, 16 October 2020 11:08 am

To:
Cc:

andrea <andrea@jsl.nz>
'Planning' <Planning@STDC.govt.nz>

Subject: RMS20078: J Neil - 6 lot subdivision (township zone), 443 Normanby Road, Okaiawa request for further information
Hello Andrea
I have been engaged by the South Taranaki District Council (STDC) to process an application for land
use consent you have lodged with the Council (your ref 20106):
Consent No.:
Applicant:
Site Address:
Proposal:

RMS20078
Johnny Neil
443 Normanby Road, Okaiawa
6 lot subdivision (township zone)

I have reviewed the application, undertaken a site visit and have discussed the proposal with the
Council’s Development Engineer and the Planning Manager.
In order to process the application, I need further information, as follows:
1.

Suitability of the site

Given the proposed change from the current use of the property to a more intensive residential use,
and the size of the allotments proposed, it is important to understand the geotechnical nature of the
property as stated in NZBC E1/VM1 Sec 9.0. Accordingly, a detailed Geotech report from a suitably
qualified person is required that addresses the suitability of the site for stormwater disposal,
wastewater disposal system(s) and building foundations.
2.

Water supply

The application refers to connecting to the Council’s reticulated water supply. However, Council
records show that the water main running along Manu Road is a 32mm rider main, currently serving
4 allotments. Accordingly, this would not be suitable for further residential connections as proposed
(Refer Table 6.3 NZS 4404:2010). A full assessment – undertaken by a suitably qualified person – is
required to demonstrate how sufficient water pressure and flow would be achieved to provide the
allotments with a potable water supply, in accordance with the relevant standards.
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3.

Resource Management (National Environmental Standard for Assessing and Managing
Contaminants in Soil to Protect Human Health) Regulations 2011 (NESCS)

The application states that no HAIL activities have been undertaken on the site. Given the current
use of the site (including for a building business), the mixed nature of the general locality, and the
proposed change of the use of the land to a more intensive and sensitive residential use, information
is required on what research has been undertaken to support this statement.
4.

Vehicle access

In the application it is stated that the posted speed limit in the locality is 50kph and that there are
three vehicle accesses serving the property. Given that the proposed subdivision includes the two
allotments on which the Building business is located, that a vehicle crossing has been constructed
near the south-western corner of the property, and that the posted speed limit in the locality is
70kph, please provide an amended assessment of existing and proposed vehicle access to
demonstrate that compliant access can be provided.
5.

Location of buildings relative to proposed new boundaries

In the application it is stated that the buildings on proposed Lot 2 will comply with the bulk and
location requirements relative to the new boundaries. Can you please advise:




6.

What the setback of the existing building in the eastern portion of Lot 1 would be relative to
the new boundary between it and proposed Lot 2?
Given that the aerial photography shows existing buildings on proposed Lot 2 in proximity
to/being located over the new boundaries of Lot 2, how the requirements of the District Plan
would be met.

Reverse sensitivity

It is recognised in the District Plan that township zones often have mixed use areas and there are a
number of businesses within the locality of the proposed subdivision. Given the proposed change in
use of the land, and the more intensive level of development proposed, please provide an
assessment of how reverse sensitivity issues would be avoided remedied or mitigated.
The Resource Management Act 1991 includes requirements and timeframes for the provision of this
information and your application will be placed on hold until this information has been received.
Following receipt of your response to the above request, a notification assessment - including the
identification of any parties considered to be affected by the proposed subdivision – will be
undertaken.
If you have any queries, please do not hesitate to contact me.
Regards
Helen Johnson
Helen Johnson
Consultant Planner for the South Taranaki District Council
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Response from the agent for the applicant (in red)
From:

andrea <andrea@jsl.nz>

Sent:

Wednesday, 16 December 2020 4:23 PM

To:
Cc:

helen@johnsonrm.co.nz; Dhruva Suresh Dhruva.Suresh@STDC.govt.nz
mark mark@jsl.nz

Subject:

RE: RMS20078: J Neil - 6 lot subdivision (township zone), 443 Normanby Road,
Okaiawa - request for further information

Hi Helen
Please find attached all of the information as requested.
I trust that this satisfies the requirements, and should there be anything further, please email or call
immediately
Kind regards (and best wishes for the festive season)
Andrea Rowe
1.

Suitability of the site

Given the proposed change from the current use of the property to a more intensive residential use,
and the size of the allotments proposed, it is important to understand the geotechnical nature of the
property as stated in NZBC E1/VM1 Sec 9.0. Accordingly, a detailed Geotech report from a suitably
qualified person is required that addresses the suitability of the site for stormwater disposal,
wastewater disposal system(s) and building foundations.
Please find attached the appropriate Geotech report
Conclusions and Recommendations:
The soil testing and site investigation for the proposed subdivision has identified the following:
All sites tested (Lots 3-6 inclusive) have identified that the underlying Taranaki Sandy Clay soil (below
a depth of 1.1m 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.
It is recommended a maximum allowable soakage rate of 350mm/hr is adopted for these sites.
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All sites have soil conditions suitable for the on-site management of wastewater requirements.
2.

Water supply

The application refers to connecting to the Council’s reticulated water supply. However, Council
records show that the water main running along Manu Road is a 32mm rider main, currently serving
4 allotments. Accordingly, this would not be suitable for further residential connections as proposed
(Refer Table 6.3 NZS 4404:2010). A full assessment – undertaken by a suitably qualified person – is
required to demonstrate how sufficient water pressure and flow would be achieved to provide the
allotments with a potable water supply, in accordance with the relevant standards.
As a result of this request, there has been discussion with STDCs Development Control Engineer,
Dhruva Suresh. Due to the small diameter of water main in Manu Road, there is not sufficient
capacity to allow for connections for the proposed lots. Therefore water tanks has been determined
a suitable solution in this instance. We are unsure what additional assessment is necessary insofar
as STDC Development Control Engineer has stated that at the time of development, tanks will be
suitable. He may wish to comment on this point?
In terms of moving forward, and the unknown of how the lot will be developed, whether for
residential, or commercial, or any other permitted land use, it could be more appropriate in this
instance to impose a Section 221 consent notice, that requires an appropriate level of service at the
time of development. It can then be tied into the building consent assessment. Alternatively, the
water main could be upgraded by the Council in the future that aligns with the timing of any
development.
3.

Resource Management (National Environmental Standard for Assessing and Managing
Contaminants in Soil to Protect Human Health) Regulations 2011 (NESCS)

The application states that no HAIL activities have been undertaken on the site. Given the current
use of the site (including for a building business), the mixed nature of the general locality, and the
proposed change of the use of the land to a more intensive and sensitive residential use, information
is required on what research has been undertaken to support this statement.
I have attached the historical photos of the property that demonstrates that there have been no
HAIL activities onsite (e.g sheep dipping etc). The site has been used for grazing since 1967.
There has been some removal of existing trees/hedging, and the paddocks fenced.
4.

Vehicle access

In the application it is stated that the posted speed limit in the locality is 50kph and that there are
three vehicle accesses serving the property. Given that the proposed subdivision includes the two
allotments on which the Building business is located, that a vehicle crossing has been constructed
near the south-western corner of the property, and that the posted speed limit in the locality is
70kph, please provide an amended assessment of existing and proposed vehicle access to
demonstrate that compliant access can be provided.
The existing crossings that serve the property are constructed to a suitable standard that meets the
performance standards of the District Plan. As shown in the photos from Google Street View, these
are concreted. Allowing suitable egress from the property, without any loose material to be seen to
exit onto the Road.
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As there is no change to these activities, it is not expected that additional crossings would be
necessary. As noted, the speed limit here is 70km’/hr with a signposted change approx.. 250m northeast of the property. Shown below. These crossings are considered suitable and retain existing use
rights. Sufficiently setback from the intersection. Sight visibility requirements are easily met.

Where new crossings are expected for proposed Lots 3 – 6, these should be constructed in
accordance with NZS4404:2010 – and consideration given to the current formation of Manu Road,
which is not really designed to cater for traffic travelling at more than 50km/hour. Noting, that
there is actually no posted speed signs beyond the one of Normanby Road.
The users of this portion of Manu Road, typically reside here. Rather than it being a thorough fare
for trucks, like Normanby and Ahipaipa Roads, vehicles typically are travelling at 50km/hour, or less.
Thus a notable point, that perhaps the Council should consider a reduction in the speed limit on this
portion of Manu Road.

90

Extraordinary Environment and Hearings Committee - Report

2

5.

Location of buildings relative to proposed new boundaries

In the application it is stated that the buildings on proposed Lot 2 will comply with the bulk and
location requirements relative to the new boundaries. Can you please advise:



What the setback of the existing building in the eastern portion of Lot 1 would be relative to
the new boundary between it and proposed Lot 2?
The buildings will comply with the minimum setback from the new boundaries. Being 1.5m
from any new boundary created in accordance with Section 5.2.2 and as detailed in the
application. We would expect a suitable condition imposed on the consent, that states that
all buildings must comply with Section 5.2.2 Bulk and Location Table 1.



Given that the aerial photography shows existing buildings on proposed Lot 2 in proximity
to/being located over the new boundaries of Lot 2, how the requirements of the District Plan
would be met.
As noted above, the buildings will comply with the 1.5m setback requirements from the
internal side boundaries. A condition can be imposed to this effect.
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6.

Reverse sensitivity

It is recognised in the District Plan that township zones often have mixed use areas and there are a
number of businesses within the locality of the proposed subdivision. Given the proposed change in
use of the land, and the more intensive level of development proposed, please provide an
assessment of how reverse sensitivity issues would be avoided remedied or mitigated.
As recognised in the District Plan, the township zone results in a distinct character and amenity value
that provides for the viability and role in the local community. As we see it, the nature of the
subdivision provides for 4 additional allotments that serve the local faming area, and community of
Okaiawa. The township has not grown significantly in recent years, however the demand for housing
in the area is expected due to the shifts in local economy and dynamic living sought. The objective
here is to provide for new lot sizes that are well suited to the area, while maintaining the character
and amenity of the wider area. It is not determined at this stage, whether the lots will be developed
solely for residential development, or enable commercial activity a space to develop.
The existing land use activities are complementary and compatible alongside the newly created
sections, some of which may be developed for commercial use. Should all of the lots be used for
residential activity, it can reasonably be expected not to have a significant reverse sensitivity impact
on the existing township zone. Any development will need to comply with the Township Zone rules,
which enable, as a permitted activity a variety of activities (residential activities, retail and
commercial activities and rural activities). There are also additional performance standards that
outline appropriate requirements for each of these permitted activities, some of which relate to
setback distances from neighbouring properties that can ensure permitted developments are not
subject to reverse sensitivity matters. Additional to this, the noise provisions in the District Plan
relating to township zones, include the provision for notional boundary noise limits.
The existing engineering business at 442 Ahipaipa Road, Okaiawa, is a relatively small operation, and
if it increases in size, more than 100m2, then it need resource consent. Further, there are still
operational noise provisions to ensure that noise does not become an issue. Similarly the building
business, which is operated by the applicant, has restrictions in relation to noise notional boundary
matters. The township zone has been established to enable a variety of activities to co-exist, and this
proposal enables the township to be viable and vibrant which is supported by the District Plan.
ATTACHMENTS FROM AGENT:



20106 Historical photos (pdf)
#357 RPT 20201203 – Johnny Neil Building Normanby Road Okiawa – Subdivision report (pdf)
– geotechnical assessment
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Sep 1967 (Sourced from http://retrolens.nz and licensed by LINZ CC-BY 3.0)
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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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Mar 1984 (Sourced from http://retrolens.nz and licensed by LINZ CC-BY 3.0)
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Sep 2003 (sourced from Google Earth Pro)
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Mar 2007 (sourced from Google Earth Pro)
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Oct 2014 (sourced from Google Earth Pro)
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Jul 2017 (sourced from Google Earth Pro)
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Aug 2019 (sourced from Google Earth Pro)
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1 INTRODUCTION
Cottage Valley Design Ltd (CVD) has been engaged by Johnny Neil Building Ltd to undertake a
geotechnical investigation, soakage test and site inspection for a Resource Consent for the subdivision
of 443-449 Normanby Road, Okaiawa. This report addresses the conditions of the South Taranaki
District Council Resource Consent for this subdivision.
The sites are located on the north side of the Manu Road, Okaiawa between Tito Road and Ahipaipa
Road. It is proposed to subdivide the existing properties into six Lots, these being 1 to 6 inclusive as
shown in the Juffermans Surveyors Ltd drawing “Proposed Subdivision” below dated 12/08/2020. The
legal description noted on the drawing is “Part Section 24 Block IV Waimate SD (TNG1/1257), Part
Section 24 Block IV Waimate SD (TNE3/1345), Sec 25 and Pt Sec 24 Block IV Waimate SD (TN110/88),
Sec 35 Block IV Waimate SD (TNE4/780), Sec 36 Block IV Waimate SD (TNE4/781)”.
Only Lots 3 to 6 inclusive require investigation for Consent as Lots 1 and 2 have existing dwellings.
The Shear Vane, Scala Penetrometer and soakage testing as well a site inspection were undertaken on
Wednesday 11th November 2020.
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JSL drawing - Proposed Subdivision

26 November 2020
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1.1

Site Description

Lots one and two have already been developed with a variety of buildings and dwelling in existence.
Lots three to six inclusive are currently in grass and is used as grazing for cattle. The subdivision has a
very gently fall in a generally southern direction.

Lots 1 and 2 along Normanby Road

Lots 3 to 6 inclusive looking east

General Views of Lots 1 to 6 inclusive

2 GEOTECHNICAL INFORMATION
The soil testing on Lots 3-6 inclusive was undertaken on 11th 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 borehole and Shear Vane testing were taken to a nominal 1.9m depth, whilst the Scala
Penetrometer testing was to 2.9m depth. The location of the test sites is shown below with the results
attached in Appendix A. A soakage test was also undertaken on Lot 3 at the same time.

Test Location Plan
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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 250mm of topsoil. Beneath
the topsoil, all Lots have a sandy clay layer to a depth of at least 1,900mm below the surface. The top
350-650mm of this material present as crumbly, slightly plastic and slightly damp. Below this layer,
the subsoil takes on a more plastic and wet nature. Below 950-1,400mm depth the subsoil then
becomes very plastic with increasing moisture content. This sandy clay subsoil has variable plasticity
and dampness to a depth of at least 1,900mm.

Sandy Clay with a crumbly slightly plastic nature

2.2

Sandy Clay with a very plastic nature

Soil Testing

Shear Vane tests were undertaken to a depth of 1.9m and the Scala Penetrometer tests to 2.9m.
The test results indicate that below the topsoil is various layers of sandy clay (Taranaki 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 1.1m depth, the results indicate a subsoil material of moderate strength. Below 1.1m
depth, the results indicate the subsoil material exceeds the required 300kPa ultimate bearing capacity.
The test results are shown in Appendix A.

2.3

Soil Summary and Classification

The subsoil was identified as a sandy clay below the topsoil. Below 1.1m depth, depending on the Lot,
the 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 250mm of soil below the current ground
level as being topsoil overlaying a Sandy Clay material of moderate strength to approximately 1.1m
depth. Beneath this layer is a further Sandy Clay material of good bearing capacity to a depth of at
least 1.9m.
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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 1.1m. 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 on 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 in accordance with NZBC:E1 Figure 13(b) would
be an acceptable solution.

4.3

Soakage Testing

The soakage test was undertaken on Lot 3 in accordance with New Zealand Building Code E1 Clause
9.0.2. The ground water table was not identified within 3.0m on the existing ground surface.
A 100mm diameter borehole was drilled to 900mm deep and pre-soaked for 4 hours before
permeability testing was undertaken. The sandy clay ash at this location was indicative of the sandy
clay ash observed in the upper part of the 50mm diameter borehole and in the boreholes undertaken
on Lots 4-6 inclusive. The testing for the soakage was undertaken over a further four hour period.
The results indicate that a maximum soakage rate of 350mm/hr should be adopted for these sites.

5 WASTEWATER
The soil identified in the boreholes on all Lots is naturally well compacted and homogenous in each
layer. The Taranaki Ash layers have good drainage characteristics. The soil is considered to be
suitable for onsite wastewater management in accordance with AS/NZS1547 ‘On-Site Domestic
Wastewater Management’.
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6 CONCLUSIONS AND RECOMMENDATIONS
6.1

Conclusions and Recommendations

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

6.2



All sites tested (Lots 3-6 inclusive) have identified that the underlying Taranaki Sandy Clay soil
(below a depth of 1.1m 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.



It is recommended a maximum allowable soakage rate of 350mm/hr is adopted for these sites.



All sites have soil condiions suitable for the on-site management of wastewater requirements.

Distribution

This report has been produced by Cottage Valley Design Ltd for the client, Johnny Neil Building 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.

6.3

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

11/11/2020

357
Normanby Road, Okaiawa
Johnny Neil Building Ltd
1 of 5

North

Test Locations

Test Location Plan

Testing undertaken by

Andrew Jordan
NDE (Civil), MEngNZ

Date

11/11/2020

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

11/11/2020

Design Ltd

Job No.

357

Location.
CLIENT.
PAGE

Normanby Road, Okaiawa
Johnny Neil Building Ltd

2 of 5

Scala Penetrometer Test
Location - Lot 3
0
0

2

4

# Blows/50mm

6

Undrained
Shear Strength
(kPa)

100

Soil Type

Topsoil

200
300
400

81 / 19

Dark Brown Sandy Clay/Slightly
Plastic/Slightly Damp

500
600

81 / 17

700

Brown Sandy Clay/Black
Specs/Plastic/Damp

800
900

135 / 17

1000
1100
1200

112 / 19

Depth (mm)

1300
1400

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

1500
1600

115 / 17

1700
1800
1900

132 / 26

End of borehole

2000
2100
2200
2300
2400
2500
2600
2700
2800
2900
3000

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

11/11/2020

Job No.
Location.
CLIENT.
PAGE

Design Ltd

357
Normanby Road, Okaiawa
Johnny Neil Building Ltd

3 of 5

Scala Penetrometer Test
Location - Lot 4
0
0

2

4

# Blows/50mm

6

Undrained
Shear Strength
(kPa)

100

Soil Type

Topsoil

200
300
400

81 / 14

Dark Brown Sandy Clay/Slightly
Plastic/Slightly Damp

101 / 19

Dark Brown Sandy Clay/Plastic/Damp

161 / 33

Dark Brown Sandy Clay/Black & White
Specs/Plastic/Damp

500
600
700
800
900
1000
1100
1200

132 / 63

Depth (mm)

1300

Brown Sandy Clay/Black & Grey
Specs/Plastic/Damp

1400
1500

187 / 27

1600
1700

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

1800
1900

201 *

2000

End of Borehole

2100

* Exceeded capacity of shear
vane test equipment

2200
2300
2400
2500
2600
2700
2800
2900
3000

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

11/11/2020

Job No.
Location.
CLIENT.
PAGE

Design Ltd

357
Normanby Road, Okaiawa
Johnny Neil Building Ltd

4 of 5

Scala Penetrometer Test
Location Lot 5
0
0

2

4

# Blows/50mm

6

Undrained
Shear Strength
(kPa)

100

Soil Type

Topsoil

200
300
400

72 / 16

500

Dark Brown Sandy Clay/Black
Specs/Slightly Plastic/Damp

600
700

83 / 20

800
900

135 / 29

1000

Brown Sandy Clay/Black Specs/Very
Plastic/Damp

1100
1200

118 / 17

Depth (mm)

1300
1400
1500

135 / 32

1600
1700
1800
1900

121 / 24

2000

End of borehole

2100
2200
2300
2400
2500
2600
2700
2800
2900
3000

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

11/11/2020

Job No.
Location.
CLIENT.
PAGE

Design Ltd

357
Normanby Road, Okaiawa
Johnny Neil Building Ltd

5 of 5

Scala Penetrometer Test
Location Lot 6
0
0

2

4

# Blows/50mm

6

Undrained
Shear Strength
(kPa)

100

Soil Type

Topsoil

200
300
400

60 / 14

500

Dark Brown Sandy Clay/Crumbly/Slightly
Plastic/Slightly Damp

600
700

101 / 19

800
900

164 / 27

1000
1100
1200

141 / 23

Depth (mm)

1300

Brown Sandy Clay/Black
Specs/Plastic/Damp

1400
1500

141 / 23

1600
1700
1800
1900

130 / 20

2000

End of borehole

2100
2200
2300
2400
2500
2600
2700
2800
2900
3000

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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Follow up by the Council in regard to the information supplied by the agent for
applicant
From:

Helen <helen@johnsonrm.co.nz>

Sent:

Friday, 15 January 2021 10:25 AM

To:
Cc:

'andrea' andrea@jsl.nz
'Dhruva Suresh' Dhruva.Suresh@STDC.govt.nz

Subject:

FW: RMS20078: J Neil - 6 lot subdivision (township zone), 443 Normanby Road,
Okaiawa - request for further information

Andrea
Thank you for your response to the request for further information.
To confirm, in relation to the request, the following is required:


Point 2: given the information provided by Dhruva, [see below] can you confirm what the
applicant intends to do with regard to the supply of water to Lots 3-6. As noted, any
upgrade of Council reticulation would be at the developers cost. If it is the intent to utilise
on-site water collection then please provide an assessment of the effects of this noncompliance.



Point 3: thank you for providing information on the historic use of the site. However, it
is noted that the adjoining property to the east (No. 6 Manu Road) appears to have a nonresidential use in the northern part of the property and any effects of this use should be
considered. Please provide information on the use of this site, and provide an assessment
of whether the NESCS would be triggered in respect to part H of the HAIL, given proximity
to that property.



Point 4 – No information has been provided on the status of the existing crossing from
Manu Street. Was this crossing legally established and what is the intent with regard to
its retention or otherwise?



Point 5 – please clarify what the intent is with the existing buildings on proposed Lot 2
located near the proposed new boundaries. As this allotment would not comply with the
minimum lot size and, given the statement in the application that the new boundaries
would follow existing fence lines, an understanding of how the proposed boundaries have
been established, and any changes that would occur as a result of the subdivision, is
needed to inform the assessment of this non-compliance.

As per my earlier email, once the full information has been provided, a notification assessment will
be undertaken.
For your information - I have discussed the application with Liam Dagg – Group Manager
Environmental Services, and he has advised that as the first application of its type, the application
will be considered and determined by the Environment and Hearings Committee.
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Regards

Helen Johnson
Consultant Planner for the South Taranaki District Council
Principal Planner
Johnson Resource Management Ltd
helen@johnsonrm.co.nz
ph: 021 065 4940
The contents of this email and any attachments may be confidential and privileged, and are intended solely for the use of the persons to
whom it is addressed.
If you are not the intended recipient of this email, you must not use, distribute or copy the contents. Please notify the sender immediately
by return e-mail, delete this e-mail and destroy any copies.

Email from Development Engineer (in blue) in response to agents response (in red) to
further information request (in black)
From:

Dhruva Suresh <Dhruva.Suresh@STDC.govt.nz>

Sent:

Wednesday, 6 January 2021 11:07 AM

To:

andrea <andrea@jsl.nz>; helen@johnsonrm.co.nz

Cc:

mark <mark@jsl.nz>

Subject:

RE: RMS20078: J Neil - 6 lot subdivision (township zone), 443 Normanby Road,
Okaiawa - request for further information

Hi Andrea,
Thanks for sending that through.
Just in regards to the below section 2.

Water supply

The application refers to connecting to the Council’s reticulated water supply. However, Council
records show that the water main running along Manu Road is a 32mm rider main, currently serving
4 allotments. Accordingly, this would not be suitable for further residential connections as proposed
(Refer Table 6.3 NZS 4404:2010). A full assessment – undertaken by a suitably qualified person – is
required to demonstrate how sufficient water pressure and flow would be achieved to provide the
allotments with a potable water supply, in accordance with the relevant standards.
As a result of this request, there has been discussion with STDCs Development Control Engineer,
Dhruva Suresh. Due to the small diameter of water main in Manu Road, there is not sufficient
capacity to allow for connections for the proposed lots. Therefore water tanks has been determined
a suitable solution in this instance. We are unsure what additional assessment is necessary insofar
as STDC Development Control Engineer has stated that at the time of development, tanks will be
suitable. He may wish to comment on this point?
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In terms of moving forward, and the unknown of how the lot will be developed, whether for
residential, or commercial, or any other permitted land use, it could be more appropriate in this
instance to impose a Section 221 consent notice, that requires an appropriate level of service at the
time of development. It can then be tied into the building consent assessment. Alternatively, the
water main could be upgraded by the Council in the future that aligns with the timing of any
development. “
The only discussion that Mark and I had was about the Chute Street subdivision and the modelling
result was provided in December. Tanks may be suitable but will restrict the space for future
dwellings due to the lack of wastewater service in this area. I am not sure if there are any plans to
upgrade the water network in the near future. As the site is being subdivided, I believe, the cost to
upgrade the existing network lies with the developer.
Kind Regards,

Dhruva Suresh
Kaitātari Pūhanga Taiao | Development Engineer
Te Kaunihera ō Taranaki ki Te Tonga | South Taranaki District Council
105-111 Albion Street | Private Bag 902, Hāwera 4640, NZ
Waea/Phone: +64 6 278 0555 | 0800 111 323 | www.southtaranaki.com
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Correspondence from the agent for the applicant (in red) – in response to the follow up
from the Council to the initial information request
From:

andrea <andrea@jsl.nz>

Sent:

Tuesday, 19 January 2021 3:07 PM

To:
Cc:

Helen helen@johnsonrm.co.nz
Dhruva Suresh Dhruva.Suresh@STDC.govt.nz

Subject:

RE: RMS20078: J Neil - 6 lot subdivision (township zone), 443 Normanby Road,
Okaiawa - request for further information

Thanks Helen
Would there be a possible date that this may be viewed by the E&H Committee.
See some commentary below on your further information request:


Point 2: given the information provided by Dhruva, can you confirm what the applicant
intends to do with regard to the supply of water to Lots 3-6. As noted, any upgrade of Council
reticulation would be at the developers cost. If it is the intent to utilise on-site water
collection then please provide an assessment of the effects of this non-compliance.

At this stage, the client would be happy to either provide water via water tanks as a suitable option
or provide the upgrade as required. It was understood that tanks could be suitable for the
development with some compromising of the building area. We are unsure what this means, so will
need to discuss this with Dhruva further next week. To understand the necessary options with the
upgrade and if this can coincide with any scheduled upgrade that may be occurring in the future.
Further, could it be conditioned as an ongoing condition to allow for the lots to be created, with
some limitations if tanks are used, and then if water main extension proposed that these limitations
are released. I would like to request if this could be made a condition of the consent, with
appropriate design certificates to be supplied if water main extension is carried out? Eg.
That xxa) that the properties are self sufficient in terms of water supply with limitations on
development as detailed below:
or xxb) that the water main is extended/upgraded in accordance with the Councils requirements and
that design certificates are forwarded and approved prior to any such work being carried out by an
approved contractor.
I hope that makes sense.


Point 3: thank you for providing information on the historic use of the site. However, it is
noted that the adjoining property to the east (No. 6 Manu Road) appears to have a nonresidential use in the northern part of the property and any effects of this use should be
considered. Please provide information on the use of this site, and provide an assessment of
whether the NESCS would be triggered in respect to part H of the HAIL, given proximity to
that property.
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H. Any land that has been subject to the migration of hazardous substances from adjacent
land in sufficient quantity that it could be a risk to human health or the environment
The adjoining property at 6 Manu Road, once contained the operation known as Vickers Larry
Cartage N Crane. This has since ceased operations.
Understanding that this could be seen to be categorised within point F: Vehicle refuelling, service
and repair – point 8 – Transport depot or yard including area used for refuelling.
Upon investigating this matter, as shown within the aerial photography and in discussions with the
applicant, vehicles and shipping containers were stored on the site adjacent to the shared boundary.
There was never any vehicle refuelling, service or repair work undertaken on these vehicles in the
area adjacent to the subject property. All servicing and repairs are understood to have occurred
offsite. This refuelling of the vehicles was carried out closer to the site entrance on Tito Road,
approx. 40m from the boundary. On hardfill areas. It seems that the site was the depot and storage
area for the cartage units.
The area adjacent to proposed Lot 6, is adjacent to a dwelling and this area has not been used for
the activities that fall within the point reference F above. As shown in the photo below.
The possibility of contamination of any sort would be limited by these separation distances.
Dwelling at 6 Manu Road.

Vickers site – showing cartage units and water tank sited along boundary fence
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Fuel point at property boundary – approx 40m from boundary of subdivision.

 Point 4 – No information has been provided on the status of the existing crossing from Manu
Street. Was this crossing legally established and what is the intent with regard to its retention
or otherwise?
If you are referring to the gateway onto Manu Road, there has always been access here from the
corner of the section. This can be seen in Google Maps – 2010 (16 Manu Rd - Google Maps) and in
retrolens 1984 data aerial imagery High.jpg (9048×8574) (interpret.co.nz)
If this has not been legally established and there is an issue to this point, please place a condition
that a vehicle crossing be applied, constructed or upgraded in accordance with the specifications
accordingly.
The crossing will continue to be used as a stock loading/unloading purpose area.
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 Point 5 – please clarify what the intent is with the existing buildings on proposed Lot 2 located
near the proposed new boundaries. As this allotment would not comply with the minimum lot
size and, given the statement in the application that the new boundaries would follow existing
fence lines, an understanding of how the proposed boundaries have been established, and any
changes that would occur as a result of the subdivision, is needed to inform the assessment of
this non-compliance.
Given that Lot 2 is residential, the existing buildings will be used for associated residential storage;
bikes, lawnmowers, etc. The existing buildings will be at least 2.5m off the boundary, and there will
be two sheds that are retained, with 4 metres gap between the two. The buildings on the adjoining
parcel south will be removed.
Further, should there be any adverse issue anticipated by you as the processing planner in keeping
said buildings, the applicant is prepared to remove these accordingly and build something else
onsite.
The boundaries have been established by the use of existing fences. From the visual amenity of the
residence of Lot 2 there will be no change that would occur as a result of the subdivision. The newly
created parcels of land are sufficiently set back that any development onsite, would not give rise to
any adverse environmental, or visual amenity effects.
Fencing showing below:
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2nd follow up by the Council to the information supplied by the agent for applicant
From:

Helen <helen@johnsonrm.co.nz>

Sent:

Wednesday, 20 January 2021 2:38 PM

To:
Cc:

'andrea' andrea@jsl.nz
'Dhruva Suresh' Dhruva.Suresh@STDC.govt.nz

Subject: RE: RMS20078: J Neil - 6 lot subdivision (township zone), 443 Normanby Road, Okaiawa request for further information
Hello Andrea
No date has been set for consideration of the application by E&H. The next step, once the full
information has been received, is for a notification assessment to be undertaken.
Just a few things in regard to your response below:



Point 2: With regard to water supply, ultimately any decision in this regard (as per my
earlier email) would be made by the E&H Committee. They would take into consideration
your assessment of the effects of the proposed manner of servicing as part of their wider
consideration of the application.



Point 4: With regard to vehicle access to Manu Street, whilst there may have always been
a gateway, there has not always been a crossing (see attached photograph taken from
Manu Road). With regard to the use of proposed Lot 3 (and Lots 4-6) it was stated in the
original application that this would be used for residential purposes (not stock loading)
and in your latter email, potentially could be used for commercial purposes.
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NB: RE POINT 4 - IT WAS ESTABLISHED FOLLOWING A TELEPHONE CONVERSATION THAT
THIS VEHICLE CROSSING PROVIDES VEHICLE ACCESS TO AN ADJOINING ACCESS LEG –
NOT TO THE SUBJECT PROPERTY. THEREFORE, NO FUTHER INFORMATION WAS
REQUIRED


Point 5:
I am still a little confused about what is proposed here. As you can see from the snips
below, the western boundary of proposed Lot 2 follows the fence line – which appears to
align with the existing buildings to the south of the dwelling. You refer to separation of
2.5m and 4.0m but I am not sure where you are referring to? There appears to be a
building located in the south-western corner of proposed Lot 2 and it is not apparent
whether the southern boundary follows an existing feature.
It would be useful if you could provide a ‘blow-up’ of this portion of the scheme plan, with
existing features (such as the fence) identified, and illustrating which sheds would be
retained/removed and what the setbacks relative to the new boundaries would be. Site
photographs would also assist. Is it the intent to erect new fencing along the boundaries
where currently none exists?
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Thanks
Helen Johnson
Consultant Planner for the South Taranaki District Council
Principal Planner
Johnson Resource Management Ltd
helen@johnsonrm.co.nz
ph: 021 065 4940
The contents of this email and any attachments may be confidential and privileged, and are intended solely for the use of the persons to
whom it is addressed.
If you are not the intended recipient of this email, you must not use, distribute or copy the contents. Please notify the sender immediately
by return e-mail, delete this e-mail and destroy any copies.
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Correspondence from the agent for the applicant (in red) – in response to the 2nd follow
up by the Council to the initial information request
From:

andrea <andrea@jsl.nz>

Sent:

Wednesday, 27 January 2021 12:42 PM

To:
Cc:

helen@johnsonrm.co.nz; johnny@johnnyneilbuilding.co.nz; mark <mark@jsl.nz>
'Dhruva Suresh' Dhruva.Suresh@STDC.govt.nz

Subject: RE: RMS20078: J Neil - 6 lot subdivision (township zone), 443 Normanby Road, Okaiawa request for further information
Hi Helen
Thank you for your time this morning.
I have had Johnny come by and we have sorted everything. See below for responses.
I see that there is a proposed EHC meeting for early February, would there be any possibility of
making this heard then, or can we anticipate a special meeting within the next 2-3 weeks? The
applicant is happy for the Councillors to visit the site, to get this process moving.
If there are any other questions, rather than email, please call me first and then we can discuss.
Kind regards,
Andrea Rowe



Point 2: With regard to water supply, ultimately any decision in this regard (as per my
earlier email) would be made by the E&H Committee. They would take into consideration
your assessment of the effects of the proposed manner of servicing as part of their wider
consideration of the application.

As indicated earlier the applicant is happy to use water tanks where these are considered a suitable
alternative to connecting to the water supply. In speaking with Dru he has also advised this will be a
suitable option for dwellings, noting all appropriate setbacks under the building act. To be dealt with
at the time of consents. This will be in accordance with Section 9.2.2.1 - where it can be
demonstrated that tanks are a sustainable option, at this time.
For any other activity, such as retail or commercial, if water tanks are not suitable, then an upgrade
to water supply will be anticipated.
If the Council feel it is more appropriate to upgrade the water now then we can anticipate a
condition to this effect. At that time, suitable design requirements will be arranged accordingly.
Perhaps one option is to impose an ongoing condition for the use of water tanks for suitable
development, and if unsuitable then an upgrade, or financial contribution to the upgrading is
necessary.
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Point 4: With regard to vehicle access to Manu Street, whilst there may have always been
a gateway, there has not always been a crossing (see attached photograph taken from
Manu Road). With regard to the use of proposed Lot 3 (and Lots 4-6) it was stated in the
original application that this would be used for residential purposes (not stock loading)
and in your latter email, potentially could be used for commercial purposes.

I feel that we have sorted this matter out as per discussions and earlier emaisl.



Point 5:
I am still a little confused about what is proposed here. As you can see from the snips
below, the western boundary of proposed Lot 2 follows the fence line – which appears to
align with the existing buildings to the south of the dwelling. You refer to separation of
2.5m and 4.0m but I am not sure where you are referring to? There appears to be a
building located in the south-western corner of proposed Lot 2 and it is not apparent
whether the southern boundary follows an existing feature.
It would be useful if you could provide a ‘blow-up’ of this portion of the scheme plan, with
existing features (such as the fence) identified, and illustrating which sheds would be
retained/removed and what the setbacks relative to the new boundaries would be. Site
photographs would also assist. Is it the intent to erect new fencing along the boundaries
where currently none exists?

Details of buildings on Lot 2 –
The sheds that currently cross the proposed new boundary will be removed. The existing woodshed
will remain, and is at least 2m off each boundary. You can see in the pic below, the extent of the sheds.
One of which will be on Lot 2, and the other on the adjoining site.
When onsite, the sheds appear as one, because they have been extended multiple times over the
years. The applicant has not yet got around to demolishing these so please provide a condition that
states that all boundaries, that are not listed, below will be removed.
The yellow line, depicts the new boundary line. Each shed is at least 2m of the boundary.
From shed to shed, is 4.5 metres.
This should clarify for your purpose of understanding.
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Extent of woodshed to remain on the property of Lot 2.

130

Extraordinary Environment and Hearings Committee - Report

2

RMS20078: Johnny Neil - 6 lot subdivision (township zone), Normanby and
Manu Roads, Ōkaiawa
Additional information provided by the agent for the applicant
The nature of the development is to provide a range of high quality spec homes for purchase.
The house ranges will include those within the attachment.
Each dwelling will be set on each of the sections, complying with the township zone bulk and
location requirements of the District Plan. 5 metres from the road boundary and 1.5 metres
from the side and rear boundaries.
Each home will be constructed using quality materials and by a quality building team.
Landscaping and fencing will occur in accordance with the owners requirements. Or by them
when they purchase the property.
The dwelling on Lot 6 will be able to be set back at least 5 metres from the eastern property
boundary with the adjoining property to offer further privacy from the existing residence.
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Submission bn a Notified

Application

South Taranaki District Council

€ ilit.

Private Bag 902, Hawera 4640
Telephone: 06 278 0555 or 0800 111 323

South Taranaki

Web: www.southtaranaki.com

Form 13 of the Resource Management Act 1991

Di.trict Council

f / Q.nU /ks k

Name:

Postal Add ress:

Contact Numbers:

9 /90-,aw- gond R·O· It HauJ tra 46 1 /

Phone:

01-7 26 50 / 7 6

Email address:

Mobile:

02-18,050)16

cd taker© 43Ghcu. 1 'cO · N Z

Application Detail
Lodged b

y: Jo h nr (16/7

Propos. SubdGI sol.. 09 ACALL Rchi f)(,r t»»63

Proposal:

fin 5 0-00-7 0
Submission

Ore.£*14(1 4.000 &n 2(4)6 (JA.k-or p,2-/ Road)
1

3Nlitagr

submission relates to are:

My Submission is:

-

rkcd· i·kdcpoJol b<. CoM Morion,L keep (41(1 +41
12.-LJcd_ Fe-ul O
6 44 -1-01; n gkip Cou»kn
T)eft-

(Continue on a separate sheet 1 U
if required)

I seek the following
decision on the

r 010 k.& w, B.-4 #6 60106.u,40 t-0 go 01_ad of

apptication.--r,G-,LO<,<
4. Additional Information

I am/am not* (*select one) a trade competitor for the purposes of section 308B of the Resource Management Act 1991.
- I am/am not* (*select one) directly affected by an effect of the subject matter of the submission that -

(a) adversely affects the environment; and
(b) does not relate to trade competition or the effects of trade competition.
** Delete this paragraph if you are not a trade competitor.

I wish to be heard in support of my submission.

( Yes O No

If others make a similar submission would I consider presenting a joint case with them at the hearing.

41 Yes O No

I request under section 100A of the Resource Management Act 1991 that the Council delegates its

O Yes @ No

functions, Powers, and duties required to hear and decide the application to 1 or more hearings
commissioners who are not members of the local authority.

1

1

L--

signature of submitter (or authorised signatory) /517- /70&-4 . Date
Notes to submitter: You must serve a copy of your submission on the applicant as soon as is reasonably practicable after you have served your
submission on the consent authority. If you are making a submission to the Environmental Protection Authority, you should use Form 168.

If you make a request under section 100A of the Resource Management Act 1991, you must do so in writing no later than 5 working days after the
close of submissions and you may be liable to meet or contribute to the costs of the hearings commissioner or commissioners.
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Re Subdivision at Manu road & Normanby Road (RMS20078)
My Submission is
I Alenka Nash of 9 Manu Road don’t want Part of this subdivision to go ahead.



















I don’t have any objection to the development of Lot 1 and Lot 2, as I can’t see that
changing the Rural Country feel of Okaiawa and will fit well within the character of
the township. The entry crossing is of Normanby road, and the crossing are already
there.
My concerns is Lots 3 to 6 which is directly across the road from me on Manu Road.
My main concern is that it could be turned into Commercial Sites, directly opposite
me.
Manu Road is a very narrow road, no wider than a driveway, cars cannot pass each
other without one of them pulling of onto the grass.
A lot of people walk down Manu Road with their dogs and kids on Bikes, to walk the
block, or to get to the reserve or Tennis courts on Tito Road, also as the other end of
Tito Road down by the grave yard is a no Exit road it is very popular for walking dogs.
As Manu Road has no pavements, everyone just walks in the middle of the road.
There is currently 7 houses crossings of Manu Road, if the subdivision went ahead
that would be 4 more crossing coming of Manu Road.
The volume of vehicles would increase by about 40% and if it went commercial,
trucks would be using the road, and Manu Road is too narrow for Trucks.
Water Supply on Manu Road Council records show that the Water Main is a 32mm
rider main, currently serving 4 allotments. My understanding is that if 4 more
allotments were hook up to this supply there would be a sufficient drop in Water
pressure.
If this Subdivision must go ahead, I would like you to consider the following
Provision
That the Lots 3 to 6 stay at the minimum size of 4000m2
That the Water Main along Manu Road is Upgraded to cope with the extra
Allotments
That it can only be used for Residential
That only new Build Houses go on the Lots
That the Houses are Single Story
That the front fences have a maximum height of 1.5m
That the Road is Widen
That a Walking Path be put along Manu Road for People to get off the Road.
For the Speed Limit to be 50km along Manu Road
That the lots have Natural Landscape.
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In conclusion I bought out at Okaiawa 4 yrs ago, because I loved the little Rural
Township, I love looking out my windows to paddocks of grass, and our amazing
Mountain I can ride my horse along the road as it is so quiet, I take my dogs for walks
along the road, knowing the road is lovely and quiet.
If these Lots go ahead, I will lose my view of the Mountain, I will be looking out my
windows into houses, and Manu Road will become a lot busier Road.
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