
  
 

  
 

 

 

Our ref: 20192 

 

18 January 2021 

 

South Taranaki District Council Planning Department  
Private Bag 902, 
Hawera 4640 

 

Application for Resource Consent – Subdivision with Land Use  

Attached for Councils consideration under the rules for the South Taranaki District Plan is an application 

for Resource Consent for a subdivision at 435 Manawapou Road, Hawera.  

The subdivision is assessed as a Discretionary Activity under the District Plan for two points;  

a) The balance lot will be less than the minimum size of 20 hectares 

b) There will be two dwelling units located on a parcel of land that is less than 20 hectares, being 

Lot 1 of the subdivision.  

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  



  
 

  
 

SUBJECT PROPERTY AND IMMEDIATE SURROUNDINGS  

The property is legally described as Part Section 238 Patea District, see Appendix for title.  

The property has a total area of 6.73 hectares in size. Manawapou Road forms the southern boundary, 
while the northern boundary abuts the New Plymouth – Marton railway line. The property is zoned 
Rural in the District Plan and shown in Rural Planning Map 10 with no overlays or items of interest 
shown. Fonterra Whareroa Plan located approx. 0.8km north-west of the property. The property is 
located outside of the Whareroa Localised Plan which is subject to noise acoustic measures for any 
new dwelling.   

The surrounding environment is typical of the rural environment in this locality with large rural land 
holdings used primarily as dairy farming or cropping. The presence of Whareroa provides a slightly 
different character/amenity, that of an industry, especially as approaching Hawera, but further 
south/west of the property, it is rural in character.  

There are several dwellings located along this portion of road typically associated with larger 
properties, with only one other dwelling located on the northern side of Manawapou Road between 
this property and Whareroa, at 351 Manawapou Road.  

The current state of the site is represented in the aerial map, discussion and photographs below.  

Figure 1 - Aerial Image of Surrounding Area and Site 

 



  
 

  
 

Figure 2 - Aerial image of property 

 
The site is in rural production as a cropping pastural site and this has been the primary land activity 
for many years.  

Figure 3 -(Retrolens - Historical Imagery Resource) 
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The land is flat to gently rolling for the most part, to which the topography drops down towards the 
railway line.  

 

 

 

 

 

 

 

 

The property consisted of the family dwelling and a secondary dwelling/garage, both located at the 
south-eastern corner of the site and accessed from Manawapou Road. In July 2020, the secondary 
dwelling with attached garage was removed off the property due to its derelict state. It can be seen 
below in the aerial image and Google Street View – Jan 2010. This was replaced with a ‘tiny’ house. 

Figure 5 - Historic photo showing dwelling/garage 

  

 

  

Railway line 

Figure 4 - Site photo showing railway line 



  
 

  
 

The ‘tiny’ house was constructed in October by Industrial Building and Maintenance Services 
Limited. At 26m2 the tiny house did not require building consent under the Building Act provisions. 
All appropriate certificates have been supplied and included in the appendix documents (gas and 
electricity).  

Unbeknown to the applicant, there was the need for resource consent against performance 
standard 3.2.1(i) which restricts the property (a site less than 20 hectares), to only one dwelling unit. 
It was taken that they were replacing one dwelling with another, and subsequently it is at the time 
of this subdivision that a dispensation is being requested for the tiny house, should there be no 
consideration to existing use rights being held.  

There is a hedge established in part between the two buildings. The dwellings have their own 
separate sewer tanks and effluent fields but share the water tank provision located closer to the 
main dwelling behind the garage.  

Figure 6 - Photo of family dwelling and garage 

  

  

Roof of tiny house 



  
 

  
 

Figure 7 - Tiny house 
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On approaching the property, the tiny house does not appear separated from the main dwelling as 
the roof lines appear to be one in the same. The road frontage has existing hedging that screens 
most of both dwellings, and it is only when you are at the access points that you can view either 
building.  

THE PROPOSAL  

The proposal is to subdivide the existing residential activities from the rest of the property. The 
developed site includes the main dwelling, with a second tiny house.  

The proposal will create two freehold parcels of land:  

 Lot 1 of 4000m2 
 Lot 2 of 6.33 hectares  

 

Figure 8 - Scheme Plan 

 

Lot 1 will be rectangular in shape and extend away from Manawapou Road. The balance of Lot 2 is 
also largely rectangle in shape albeit the piece missing being proposed Lot 1.  

Lot 2 has an old hay shed but otherwise vacant and in pasture, with gentle rolling topography that 
extends towards the railway line. There are no known hazards on the property, or shown on the 
photographs, present and historic. 



  
 

  
 

The subdivision does not meet the relevant performance standards of the District Plan insofar as the 
balance lot will not mee the minimum provisions of 20 hectares, noting the site is not of size to meet 
this regardless. The proposal also will not meet the maximum number of dwellings onsite; insofar as 
the two dwellings will remain on Lot 1 as they are interconnected and can be used as one unit for 
family living.  

ACCESS  

Lot 1 will continue to utilise the existing vehicle crossings onto Manawapou Road that serve each of 
the dwelling units. Proposed Lot 2 does not have any formal access points and the applicant is 
accepting of a condition that requires one to be established, while also noting that the crossing that 
services the tiny house may need to be upgraded by way of sealing to meet the specifications of the 
District Plan.  

This portion of Manawapou Road is straight and visibility in both directions is unlimited, and 
unrestricted by trees and or power poles. The roadside berms are wide at 6.5 metres and on both 
sides of the road.  

All lots can therefore be provided with legal and physical access that complies with the District Plan.  

SERVICES  

All services are presently provided for onsite with only power and telecommunications provided by 
way of connection to the network.  

Wastewater and stormwater are currently disposed of onsite for the existing dwellings and this will 
also be the situation for any development on the balance allotment.  

Each of the dwellings has their own separate septic tank and effluent fields that are located within 
the boundaries of the lot and do not give rise to any cross-boundary effects.  

Potable water is supplied to the existing dwellings by way of a large water tank. The two dwellings 
share this water supply and given the nature of these being used in conjunction with each other, 
there is no reason to have this supply changed. Any future development on Lot 2 could also be 
serviced in this manner.  

Cottage Valley Design Limited have been engaged to undertake a geotechnical investigation of the 
property for the purpose of this subdivision. The report is included in the appendix documents, and 
the conclusions state that the soil testing indicates that at the test location, the ground does not 
meet ‘Good ground’ specifications under NZS3604 for foundations. As such a specifically engineered 
foundation design shall be used (such as Rib Raft); and that additional soil investigations for any 
building location be provided. This provision can be included as an on-going condition under Section 
221 of the RMA on the consent. The property has soil conditions suitable for the on-site 
management of stormwater requirements and shall soakage beds will be appropriate. The site has 
soil conditions suitable for the on-site management of wastewater requirements using an aerated 
effluent treatment system with sub-dripper lines. 



  
 

  
 

DISTRICT PLAN  

The relevant plan against which this activity shall be assessed is the South Taranaki District Plan 
(operative in part) (District Plan) 

The zone and restrictions applying to this site under the District Plan are: 

Zone: Rural Zone 
Overlays: None known  

SECTION 3: RURAL ZONE RULES  

Rule 
No.  

Parameter  Status  Comment  

3.2.1 
 

The maximum number of 
dwelling units per site shall be: 
 
i) One dwelling unit per site 
under 20 hectares 

Restricted 
Discretionary 

There are two dwelling dwellings located on the 
property within what is known as the residential 
area of the property. The dwelling units share 
common water service, and can be used 
together, in terms of providing for 
accommodation for family (teenager, elderly) 
independently or supportive of the main 
dwelling.  
 
This has been a carry over from the previous 
dwelling/garage that was onsite for years, and 
replaced with a much smaller tiny house.  
The tiny house is in the same location as the 
dwelling/garage previously (at least 2010), and 
there is no change to the visual amenity from the 
road, or adjoining properties.  
 
The balance lot could accommodate a dwelling 
unit in accordance with the performance 
standards of the District Plan.  
 

3.2.2  Bulk and Location  Permitted   All existing buildings on both lots are well 
removed from the new boundaries to comply 
with all setback requirements of the Plan.  
 
The size and shape of the balance lot is sufficient 
to accommodate any ancillary / dwelling in 
compliance with the required standards.  

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

 

Complies   The lot created is not located within 150m of any 
dairy/milking shed.    

 



  
 

  
 

SECTION 9: SUBDIVISION  

Rule 
No.  

Parameter  Status  Comment  

9.1.2  Subdivision of land in all ZONES  Controlled   The proposal is a two lot rural 
subdivision   

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

4,000m2  Max 4 
lots can 
be 
created  

Min.. Balance 
Lot Size:   
20 hectares   

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

  

  
Discretionary   

The proposal will not meet the 
balance lot size of 20 hectares. 
 
Lot 1 will comply with the 
minimum lot size of 4,000m2, 
but given the property is less 
than 20 hectares to start with, 
the balance cannot be 
achieved.  
  

9.2.2 1 2.Where public water, sewerage and/or drainage 
services are not available within 200 metres of a 
proposed subdivision, all lots shall be self-
sufficient in terms of 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.   

  
  
  
  
Will comply   

The dwellings on Lot 1 are 
already self-sufficient  
 
Any future development of 
Lot 2 will be able to comply 
with this provision 
 
The Geotech report outlines 
that the foundation for any 
future development will need 
to be engineer designed, or be 
of a suitable system (Rib Raft), 
and a condition to this effect 
is appropriate.  
  

9.2.2 6 
  

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

Will comply    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.  

9.2.3  1. All lots shall provide vehicle access, in 
accordance with the Council’s vehicle crossing 
standards, to a formed legal road.   
2. All development and subdivision design and 
construction shall comply with the requirements 
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.   

  
  
  
  
Will comply    

Each of the lots has an 
appropriate access to service 
the related land use activity.  
 
Should upgrading be requried 
this will form a condition of 
the consent.  
  



  
 

  
 

9.2.5  Financial Contributions.  Will comply  Financial Contributions are 
anticipated and accepted as 
part of this application in 
accordance with Council’s 
current development 
contributions policy. 

 

As can be seen from the table above, resource consent is required as a Discretionary Activity.  

The following standards are not met:  

 3.2.1 – Number of Dwelling Units – Lot 1 
 9.2.1 – Lot Design and Parameters – Minimum balance lot size of 20 hectares - Lot 2  

Given the aforementioned infringements, the subdivision consent requires consideration as a 
Discretionary activity under Rule 9.1.4 and land use consent is sought for the existing tiny house in 
accordance to the extent that Rural Zone Standards apply, being a restricted discretionary activity 
under Rule 3.1.3.  

Overall, it is considered that the land use and subdivision matters requiring consent overlap and as 
such the consents and their assessment may be bundled and considered holistically as a 
Discretionary Activity.  

OTHER CONSENT REQUIREMENTS 

There are no other consents required from other statutory bodies in relation to this application. 

There are no National Environmental Standards or other regulations that are relevant to the proposed 

subdivision. A review of the historical land use of the site, demonstrates that the property has always 

been used for grazing, or cropping activities with no HAIL activities being undertaken on the property 

therefore, the Resource Management (National Environmental Standards for Assessing and Managing 

Contaminants in Soil to Protect Human Health) Regulations 2011 do not apply.  

PERMITTED BASELINE ASSESSMENT  

District Plan: 

As any form of subdivision is at least a controlled activity there are no environmental effects arising 

from the division of the land to which the Council has reserved its control to be discounted as part of 

the permitted baseline under the rules of the District Plan.     

Unimplemented Resource Consents: 

There are no known approved but as yet unimplemented resource consents affecting this site.     
  
  



  
 

  
 

Existing Environment:  
  
The existing site and surrounds have been described above and represent the benchmark against 
which all effects arising from this activity shall be assessed. In this instance there are environmental 
elements that form part of the permitted baseline existing environment. These elements are:  
 

1. The existing dwellings are present, and while the tiny house is new in October 2020, there has 

always been a second dwelling in this location. The residential area of both dwelling units are 

enclosed in a roadside hedge that is proposed to be retained as part of the subdivision. 

Therefore, as viewed from beyond the site, the appearance and character of the site post 

subdivision will largely remain intact.   

2. This portion of Manawapou Road is flat in gradient and is a no-exit road. The site is located 

half-way along the road with generally low traffic movements;  

3. There are many smaller land parcels (less than 20 hectares) along Manawapou Road and as 

such smaller rural lots can be considered to have infiltered and form part of this rural 

environment.  

 

WRITTEN APPROVALS AND CONSULTATION  

Given the existing size of the property is less than 20 hectares, and that the dwellings already exist, no 

person’s approval has been sought in relation to the proposal as any adverse effects on any persons 

are anticipated by the Council in this environment as articulated by the District Plan and will be less 

than minor for the reasons stated in the assessment environmental effects that follows.   

ASSESSMENT OF THE APPLICATION  

The Proposed District Plan recognises that rural land is an important resource and underpins the 
social, economic and cultural wellbeing of the district. Accordingly, it seeks to strike a balance 
between providing for a range of uses while protecting the values of the rural environment. The 
character of the rural environment has been shaped by the interaction between natural and physical 
resources and human activities. Rural amenity values include landscape and scenic values, individual 
privacy, open rural outlook and open space, with vegetation prevailing over built form. Buildings 
tend to be relatively low in height and density, with generous setbacks from boundaries. Productive 
working environments are common. 

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

The policies provide for the management of adverse effects on the character and amenity of the 
rural environment through controls on bulk and location. Provision is made for nonfarming activities 
provided that they are compatible with established rural activities and do not inhibit the efficient 
use and development of versatile land. In determining an application for resource consent, the 
effects of the activity with regard to the specific values of the location need to be considered. 



  
 

  
 

Inappropriate rural subdivision and the use of rural land can negatively influence the quality and 
functioning of the rural environment by manipulating character and amenity values. It can also 
impact on the efficient and successful operation of existing farming activities. A key challenge of the 
rural environment is to provide for lifestyle opportunities while ensuring that these do not inhibit 
productive farming. This is reflected in the Rural Zone objectives and policies:  

For the Rural Zone the objectives and policies include: 

Objective 2.1.3 of the District Plan aims to ensure that subdivision is of a nature, scale, intensity and 
location that maintain rural character and amenity values;  

Policies 2.1.5 and 2.1.6 reinforce this objective and list some attributes of the rural environment 
which are useful in assessing rural subdivision. These include productive working landscape; 
predominance of vegetation of varying types (pasture, crops, forestry, amenity plantings) over 
buildings; varying forms, scales and separation of buildings and structures associated with the use of 
the land; low population density relative to urban areas; and on-site servicing and a general lack of 
urban infrastructure such as street lighting and footpaths.  

Policies 2.1.7 to 2.1.15 also develop this objective by detailing particular aspects of development in 
relation to rural amenity and character, land use activities, and building design, location and 
setbacks. 

Policy 2.1.5 states that the Plan “provide[s] for rural subdivision at a scale, design and intensity 
where it is compatible with the character and qualities of the surrounding environment, and limit 
more intensive or poorly designed subdivision where the character and qualities will be degraded or 
compromised”.  

Accordingly, the effects to be considered with regard to this application relate to non-compliance 
with the minimum balance of 20 hectares, and the presence of a second dwelling on the property, in 
terms of possible adverse effects on: 

• established rural activities 
• rural productivity  
• rural character and amenity 
• positive effects 
• tangata whenua  

 

Established Rural Activities 

The proposed subdivision is a 2-lot rural subdivision and has been based on the current residential 
use of the existing property; if granted, the proposal will not change this. While the subject property 
is adjoined by other rural properties, it is in proximity to many smaller rural blocks.  

The presence of the second dwelling unit, the tiny house, and the mitigation of the second dwelling 
onsite, could be remedied by a suite of conditions in accordance with those matters in which 
discretion is reserved. Should the consent be granted, a combination of the wide berms and 
appropriate screening (by being retained as a condition) would ensure that the built environment of 
the additional dwelling would not be more visually dominant than a typical residential activity on a 
rural property when viewed from the road. Space for front yard landscaping is currently provided for 



  
 

  
 

both dwelling areas and therefore achieve the anticipated buffer to soften the encroachment of two 
dwellings on small section.  

The proposed subdivision will not result in a degradation or compromise of the character and 
qualities of the surrounding environment. There have been two dwellings located on this property 
for many years, and the proposed land use dispensation for the tiny house is to formalise its 
presence on the site, in relation to the District Plan requirements.  

Lot 1 is of sufficient size to cater for the disposal of waste and stormwater onsite within the confines 
of the lot.  

The proposed subdivision is considered consistent with Policy 2.1.5. 

Rural Productivity  

Policy 2.1.6 states that the Plan “manage[s] larger-scale and more intensive subdivision, land use and 
development to maintain and enhance the attributes that contribute to rural character and amenity 
values, including: 

(a) Productive working landscape. 
(b) Predominance of vegetation of varying types (pasture, crops, forestry, amenity plantings) over 
buildings. 
(c) Varying forms, scales and separation of buildings and structures associated with the use of the 
land. 
(d) Low population density relative to urban areas. 
(e) On-site servicing and a general lack of urban infrastructure such as street lighting and footpaths.” 

The proposed subdivision will not reduce the productive working landscape of the Rural Zone as the 
area being separated is already unusable for rural activities, rather this proposal formalises the 
existing residential activities.  

The property itself is small in scale compared with others, and the existing dwellings onsite are well 
established. The balance area of 6.3 hectares which is not currently occupied by buildings and 
ancillary infrastructure is not suitable by itself for rural production at a scale that is meaningful. The 
site has been used for cropping activities and this will continue as it allows and is demanded. The 
balance lot suitably ensures that the current rural production of the land will not be diminished and 
can continue to be farmed in an economically viable manner.  
 
Given the small size of the property and its current use, it is not considered that the proposed 
development would adversely affect rural productivity of the property. 
 
Rural character and amenity  

With regard to rural character and amenity, the Proposed District Plan seeks to ensure that the  
nature, scale, intensity and location of the proposed land use is consistent with the surrounding 
landscape, open spaciousness and outlook, and the level of built form generally experienced and 
expected in the rural environment. The matter of individual privacy also needs to be considered. 

The existing family dwelling, and the tiny house are separated approximately by 10metres and an 
established hedge.  Each of the dwellings has been positioned so that one cannot see the other, and 
each have their own separate outdoor living areas, privacy therefore is not considered to be an issue 



  
 

  
 

in this instance. There are no dwellings on the adjoining properties that are affected by either of the 
dwellings.  As noted above, the retention of existing front yard landscaping could be considered as a 
mitigation measure by the council.  

Both dwellings are setback at least 10 metres from the road boundary, with berms of approximately 
6.5 metres wide. Both dwellings are setback at least 5 metres from the internal boundaries proposed 
by the subdivision. There is sufficient room within both living spaces, to provide for sufficient parking 
and onsite manoeuvring.  The combination of wide berms, setbacks, and screening from the 
roadside hedges, ensures that the built environment by the presence of two dwellings does not 
appear more visually dominant than a typical residential activity on a rural property when viewed 
from the road.  

The likelihood of an additional dwelling on Lot 2 in the future is foreseeable, which increases the 
built form of the site, and increases the number of permanent occupant dwellings within a rural 
area. The setback of this proposed dwelling is unknown, however given the size of the property at 
6.3 hectares compliance with the rural setbacks can be met.  
 
Consideration needs to be given the site in relation to Whareroa, Fonterra. Insofar as the 
surrounding properties are shaped by the industry, and beyond this entering Hawera, there is the 
presence of the Residential Zone. The land parcels here are not large rural farming blocks. The wider 
area includes papakainga housing at 534 Manwapou Road, and another smaller subdivision that 
created 4 lifestyle sections at 473 / 475 Manawapou Road.  
 
The creation of new boundaries would not result in any significant changes visible to the public and 
will not generate adverse effects on the existing character and amenity of the District’s Rural Zone. 
Due to these points, it is considered that the adverse effects generated by the proposed subdivision 
on the character and amenity of this environment will not be more than minor. 
 
In conclusion, despite not meeting the Plan’s requirements for Rural Subdivision with a minimum 
balance lot of 20 hectares, the proposed subdivision will not result in adverse effects on the 
character and amenity of the surrounding rural environment which are more than minor. The effect 
of the proposed subdivision on the Rural Zone’s ability to provide for rural productive activities will 
also be no more than minor. Overall, it is considered that while this subdivision does not comply 
with the Plan’s Rural Zone performance standards, the effects of the subdivision on the Rural Zone 
will be no more than minor. 
 
Positive Effects 
 
The proposed subdivision provides for rural countryside living in an environment in which such type 
of living is prevalent. This situation affords greater numbers of the community to engage in rural 
living offering a greater variety of living options for people in the context of this localized rural 
environment in a way that will not compromise ongoing rural production or character and amenity 
values. Therefore, the proposal will generate positive social effects for the community. 
 
Tangata whenua  
 
The applicant recognises that only tangata whenua can identify impacts on their relationship with 
their culture, traditions, ancestral lands, waterbodies, sites, areas and landscapes and other taonga 
of significance to Maori. The subject land is located within the rohe of Ngati Ruanui Iwi under the 
Settlement Act. The application will be sent directly to Te Runanga O Ngati Ruanui Trust as the Iwi 
Authority for comment.  



  
 

  
 

 
There are no known cultural, spiritual, or archaeological sites on the subject land. Nor are there any 
known sites within the immediately surrounding area.    
 

Overview of Objectives and Policies   
 
In the context of the existing environment, it is considered that the proposal is consistent with the 
objectives and policies of the District Plan as the subdivision will maintain the rural character and 
amenity of this environment and will not result in potential conflict between lawfully established 
rural activities. The rural production land will continue to be used in an efficient and feasible 
manner with the lots large enough to accommodate on site storm water and wastewater 
disposal within lot boundaries.    
 
Overall, the proposal is consistent with the overall direction and the objectives and policies of the 
District Plan.    
 

PART 2 MATTERS  

Section 104 specifically makes consideration of an application subject to Part 2. Part 2 of the RMA 
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. 
 
However, a recent decision from the Court of Appeal *1 R J Davidson Family Trust v Marlborough 
District Council [2018] NZCA 316* (subsequently further considered in a number of decisions by the 
Environment Court) have addressed the need to refer to Part 2 in assessing an application for 
consent under section 104. 

The Court of Appeal decision found that in circumstances where it is clear that a plan has been 
prepared “having regard to Part 2 and with a coherent set of policies designed to achieve clear 
environmental outcomes”, then a genuine process should be to implement those policies in the 
evaluation of a resource consent application. “Reference to Part 2 in such a case would not likely add 
anything”. 
 
“If a plan that has been competently prepared under the Act, it may be that in many cases the 
consent authority will feel assured in taking the view that there is no need to refer to Part 2 because 
doing so would not add anything to the evaluative exercise”. 

It is considered that the Proposed South Taranaki District Plan has been properly prepared, in a 
manner which reflects the findings of the Courts as discussed above, and accordingly specific 
consideration of Part 2 would not add anything to the assessment of this application. 

Nevertheless, Part 2 is specifically discussed in the application, with specific reference to section 6(e) 
“the relationship of Maori and their culture and traditions with their ancestral lands, water, sites, 
waahi tapu, and other taonga”. Reference is also made to section 7(a) “kaitiakitanga”. Consideration 
has also been given to the purpose of the Act in relation to the proposal and the overall objective 
the applicant is seeking. 

Section 5 of Part 2 identifies the purpose of the RMA as being the sustainable management of 
natural and physical resources. This means managing the use, development and protection of 



  
 

  
 

natural and physical resources in a way that enables people and communities to provide for their 
social, cultural and economic well-being and health and safety while sustaining those resources for 
future generations, protecting the life supporting capacity of ecosystems, and avoiding, remedying 
or mitigating adverse effects on the environment. It is considered that the proposed development is 
complementary to these objectives. In particular, the proposal will enable the owner of the site to 
provide for their social and cultural wellbeing of whanau through the development of the site where 
it would not otherwise lend itself to being productive. 

Under the District Plan, the proposed subdivision is assessed as a Discretionary Activity due 
to minimum balance area not being met for proposed Lot 2, and as a Restricted Discretionary 
Activity for there being more than one dwelling unit being present on proposed Lot 1. It is important 
to acknowledge here that the development and management of the site, as a physical resource, is 
well aligned to rural character and amenity, rural activities and will not impact on the production of 
land in the balance lot, or surrounding area.   
 
Section 6 specifies matters of national importance that must be recognised and provided for. The 
property does not contain any specific statutory acknowledgement area. It is considered that the 
proposal does not give rise to any issues with respect to national importance.  
 
More specifically the Proposed District Plan provides for these matters by including rules relating to 
the protection of sites and areas of cultural and spiritual significance to Iwi. The land is listed as 
general land, and does not contain any sites and/or areas of cultural and spiritual significance.  
 
Section 7 of the Act sets out other matters to which regard shall be made. Of these, the following 
are considered relevant to the application for resource consent:  

(b) the efficient use and development of natural and physical resources  
(c) the maintenance and enhancement of amenity values  
(f) maintenance and enhancement of the quality of the environment.  

 
The proposed subdivision is considered an efficient use of the land – there is no physical change to 
the land, rather the subdivision formalises and separates the existing residence from the rural land 
use activity. The proposed development will be an efficient use of the existing residential site for 
residential purposes, and the proposal will maintain the character of the site, while still being 
consistent with the surrounding land uses.  
 
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. This is a simple two lot subdivision whereby the balance lot does not comply with the 
minimum size of 20 hectares.  
   
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.   
 
The Act is an enabling statute and recognises that society and individuals will seek to use, develop 
and manage natural and physical resources. Overall, as the effects of the proposal are less than 
minor, and the proposal accords with the relevant District Plan objectives, policies, and assessment 
criteria, it is considered that the proposal will not offend against the general resource management 
principles set out in Part 2 of the Act.  
 
  



  
 

  
 

Other matters 
 
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 
and the retrolens aerial imagery shows this.  
 
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.  
 

CONCLUSION  
 
The proposed additional dwelling is assessed as a Restricted Discretionary Activity under the 
Proposed District Plan and as such, the matters that can be considered by the Council in considering 
the application are restricted to the effects of the areas of noncompliance (number of dwellings and 
reduced setbacks). 
 
This application however is for a Discretionary Activity because Lot 2 does not meet the minimum 
balance size of 20 hectares for properties subdivided in the Rural Zone. Although the proposal 
creates one lot that complies with the minimum lot size of 4000m2 and does not create a balance lot 
of 20ha the proposal is characteristic of the spatial character and amenity of this local environment 
in which lots of the size and layout as that proposed are prevalent and form the dominating 
character of this rural countryside living environment.  
 
In the context of the existing environment, it is considered that the proposal is consistent with the 
objectives and policies of the District Plan as the subdivision will maintain the rural character and 
amenity of this environment and will not result in potential conflict between lawfully established 
rural activities any the residential elements that the proposal gives rise to with the lots large enough 
to accommodate on site stormwater within lot boundaries. 
 
The dwelling units comply with the required setbacks and any new development on Lot 2 will not 
lead to spatial outcomes that are inconsistent with the character of this local environment as 
setbacks at the external boundaries, particularly the front boundaries, will be maintained to rural 
permitted activity requirements of the District Plan. Overall, the proposal is consistent with  the  
overall  direction  and  the  objectives  and  policies  of  the District Plan. 
 
The activity has been assessed against the relevant provisions of the District Plan, including the 
objectives and policies; to which, the activity is consistent because it will maintain rural character 
and amenity of the surrounding environment, will maintain rural production function of the land, 
and will not result in adverse effects.  
 
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).  
 
For the foreseeing reasons, I consider it appropriate for subdivision consent to be granted, subject to 
fair and reasonable conditions.  
 
 
 

 
 

Prepared by: Andrea Rowe  

(On behalf of the applicant) 
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1 INTRODUCTION 
Cottage Valley Design Ltd (CVD) has been engaged by Hayley Litt to undertake a geotechnical 
investigation, and site inspection for a Resource Consent for the subdivision of 435 Manawapou Road, 
Hawera. This report addresses the conditions of the South Taranaki District Council Resource Consent 
for this subdivision. 

This site is located on the north side of the Manawapou Road, Hawera between Manawapou Road 
and the New Plymouth to Marton railway line. It is proposed to subdivide the existing property into 
two Lots, these being 1 to 2 inclusive as shown in the Juffermans Surveyors Ltd drawing “Proposed 
Subdivision of Part Section 238 Patea District” below dated 25/11/20. The legal description noted on 
the drawing is “Part Section 238 Patea District”. 

Only Lot 2 requires investigation for Consent as Lot 1 has an existing dwelling. 

The Shear Vane, Scala Penetrometer testing and the site inspection were undertaken on Friday 18th 
December 2020. 
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JSL drawing - Proposed Subdivision 
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1.1 Site Description 
Lot one has already been developed with a variety of buildings and a dwelling in existence. Lot two is 
currently in grass and is used as grazing for cattle or cropping. The subdivision has a very gentle fall in 
a generally southern direction. 

  

Lot 2 looking east Lot 2 looking south 

General Views from the proposed Lot2 building platform 

2 GEOTECHNICAL INFORMATION 
The soil testing on Lot 2 was undertaken on 18th December 2020 to determine the nature of the 
underlying soil conditions. This testing consisted of a hand borehole with Shear Vane testing at regular 
vertical intervals and a Scala Penetrometer test adjacent to the auger hole on Lot 2. The borehole and 
Shear Vane testing were taken to 1.6m depth, whilst the Scala Penetrometer testing was to 1.9m 
depth. The location of the test site is shown below with the results attached in Appendix A.  

 
Test Location Plan 

2.1 Soil Description 
The auger hole was drilled to a depth of 1,600mm, as shown in Appendix A (attached). The water table 
was encountered at a depth of 1,500mm. This Lot has a 150mm layer of topsoil. Beneath the topsoil, 
this Lot has a dark brown sandy clay layer to a depth of 800mm below the surface. The top 300mm of 
this material present was slightly plastic and slightly damp.  
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Below this layer, the subsoil takes on a more plastic and damp nature. Below 800mm depth, the 
subsoil is a brown sandy clay to a depth of 1,600mm. The top 350mm of this material is plastic and 
damp. This material then becomes very plastic with a silty nature and increasing moisture content 
with depth. The water table was identified at 1,500mm below the existing ground level. Below 
1,600mm deep, a firm grey sand material was identified.  

  

Topsoil overlying a dark brown sandy clay Dark brown sandy clay with a plastic nature 

  

Brown clay with a plastic nature Grey sand underlying the brown clay material 

 

2.2 Soil Testing 
Shear Vane tests were undertaken to a depth of 1.6m and the Scala Penetrometer test to 1.9m. 

The test results indicate that below the topsoil is various layers of sandy clay (Taranaki brown ash) 
material to 1,600mm depth which has variable shear strength and Scala Penetrometer results. The 
Shear strength improves below 400mm depth,  and the Scala Penetrometer results improve below 
900mm depth. The Scala Penetrometer results show very good bearing capacity below 1,600mm 
depth. This 1,600mm depth coincides with a firm grey sand to an unknown depth. Between the 
underside of the topsoil and 800mm depth, the results indicate a subsoil material of low bearing 
strength. Below 800mm depth, the results indicate the subsoil material consistently improves and is 
considered to achieve a 200kPa ultimate bearing capacity to 1,600mm deep. Below 1,600mm depth 
the grey sand subsoil exceeds the required 300kPa ultimate bearing capacity by NZS3604. 

The test results are shown in Appendix A. 
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2.3 Soil Summary and Classification 
The subsoil was identified as a sandy clay below the topsoil. Below the topsoil, the Taranaki Brown 
Ash the Sandy Clay layers do NOT meet 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). The underlying firm 
grey sand subsoil material does, however, meet the above 300kPa requirement. 

3 BUILDING PLATFORMS 
The soil testing has confirmed that on Lot 2 the top 150mm of soil below the existing ground level as 
being topsoil overlaying a Sandy Clay material of low strength to approximately 800mm depth. 
Beneath this layer is a further Sandy Clay material of moderate bearing capacity to a depth of 1.6m. 
The various layers of subsoil material below the topsoil to 1,600mm deep do NOT meet the strength 
requirement of NZS3604 definition of ‘Good Ground’ (any soil or rock capable of permanently 
withstanding an ultimate bearing capacity of 300kPa). The sandy clay material between 800-1,600mm 
deep is of moderate strength, and it is anticipated that specifically engineered shallow foundations 
such as a Rib Raft may be possible on these subsoil layers upon confirmation of “Good Ground”.  

Due to the low-moderate bearing capacity of the subsoil material identified in the test results on Lot 
2, further soil investigation is recommended subject to the layout of any proposed building.  

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 very 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 Lot 2 is well-drained and would NOT accommodate standard soak holes (lined 
or unlined) for stormwater management. Shallow soakage beds in accordance with NZBC:E1 Figure 
13(b) would be an acceptable solution. Due to the high water table level of the subsoil, it is 
recommended that any soakage system is lined. 

5 WASTEWATER 
The soil identified in the borehole on Lot 2 is naturally well compacted and homogenous in each 
layer. The Taranaki Ash layers generally have good drainage characteristics. The water table was 
identified at 1.5m below the ground surface and it is anticipated that this level will rise during the 
winter months. As the winter water table is not confirmed at this time and taking into consideration 
the AS/NZS1547 requirement for a minimum of 1,050mm depth to the water table, it is considered 
that conventional soakage beds are not appropriate on this site. The soil is considered to be suitable 
for onsite wastewater management in accordance with AS/NZS1547 ‘On-Site Domestic Wastewater 
Management’ using an aerated effluent treatment system and sub-surface dripper line system. Such 
systems include the Biocycle and Devon Group DB900. 
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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: 

 This site has identified that the underlying Taranaki Sandy Clay soil to a depth of 1.6m (from 
the surface), at the test location, does NOT meet the NZS3604 definition of ‘Good Ground’ for 
foundations. As such standard NZS3604 foundations would NOT be suitable on this site if 
founded at this level. A specifically engineered shallow foundation design (such as a Rib Raft) 
may be undertaken which may allow building foundations to be supported on the subsoil 
material below 800mm deep. It is recommended that this site has additional soil 
investigations undertaken at the final location of any proposed building. 

 This site will provide flood-free building platforms, considering its relative elevation, slope and 
distance from waterways. 

 This site has soil conditions suitable for the on-site management of stormwater requirements. 
It is considered that shallow soakage beds would be suitable. 

 This site has soil conditions suitable for the on-site management of wastewater requirements 
using an aerated effluent treatment system with sub-dripper lines. 

6.2 Distribution 
This report has been produced by Cottage Valley Design Ltd for the client, Hayley Litt, 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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NDE (Civil), MEngNZ

SOIL TEST SHEET

Test Location Plan
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