






35 

ITEM FOR DECISION  ITEM A 
  

 
 

Extraordinary Council 
Friday 15 May 2009 

 

covers those buildings where odour is more likely to a problem as opposed to non habitable 
buildings which are only used for a set period. 
 
Considering the issues that have arisen regarding reverse sensitivity and the potential for this 
concept to affect a range of more sensitive activities now locating in the rural area it is 
appropriate to reconsider this approach and work to develop greater consistency with the 
PAQP.  Careful consideration towards a workable definition of sensitive activities will be 
required. 
 
Comment 33 by C Terrey clearly states the concerns with reverse sensitivity from a lifestyle 
perspective, highlighting the potential conflicts between intensive farming activities and 
lifestyle development (particularly poultry farming).   However, the comment suggests that 
intensive farms with new lifestyle surrounding should not be able to expand and increase the 
level of effect.  This does not support the recent case law in regards to reverse sensitivity.  
However, it is appreciated that the subdivision and land-use provisions on the land 
surrounding intensive farming activities need to strengthened to prevent this situation 
occurring in the future, and it is suggested that this is promoted in a Plan Change.   It is noted 
that this will not address the concerns in comment C Terrey. 
 
The relocation of chicken sheds, as suggested by C Terrey, is likely to be a market response 
as opposed to a deliberate Council action and is not addressing the issue at hand.  As 
emphasised in the discussion under rural character intensive farms are essentially part of the 
rural character and therefore it would not be appropriate to limit their location or 
development for the purpose of rural residential development.    Again the concerns of C 
Terrey will not be addressed in this approach, although her concerns will avoid this situation 
from occurring in the future. 
 
4.3    Future Industry Areas 
 
The discussion paper discussed the viability of future industry in issue 8 with the increasing 
dispersement of rural residential development in the rural area, encroaching close to resource 
rich areas that could be appropriate for future industry.  Another control mechanism is 
suggested under Option 5, which involves protecting future rural industry areas from 
encroaching rural residential development.  This was particularly relevant to industries that 
need to locate in particular parts of the rural environment due to the resource base that it 
provides (eg: quarries, oil and gas and productive land for farming), and was seen as a way of 
protecting particular areas from future rural residential development, either on or close to 
these areas.     
 
There were differing views in the comments that were received in regards to this issue, but a 
major concern that came through was how difficult it would be to protect particular ‘future’ 
industry areas due a lack of knowledge as to where these would be (particularly from the oil 
and gas industry).  There was also some concern that this issue might be overstated.  If this 
approach was adopted then it may result in tightening up land-use controls for some of these 
activities outside the zoned areas.  This was a particular concern for the oil and gas industry 
who support the current flexibility available through the effects based District Plan.  
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As opposed to introducing protection areas the changes to the general subdivision provisions 
will reduce the intensity of dispersed rural residential development.  Following the 
implementation of this change the impact on future industry areas will be actively monitored 
to consider if further investigation is warranted.  It will be essential for Council staff to 
develop regular communication channels with industry representatives to assist with 
monitoring.   
 

Recommendation 11: 
That reverse sensitivity issues are more comprehensively managed by requiring a 
wider range of setback controls for sensitive activities locating in proximity to 
existing poultry and piggery operations, quarries and oil and gas sties and dairy 
sheds.   
 

Include additional provisions relating to reverse sensitivity and introduce new 
setback distances for sensitive activities for oil and gas activities and well sites 
and commercial quarry sites and consider the appropriateness of this 
technique for cowsheds.  

 
Increase the activity status for sensitive activities locating in proximity to 
poultry and piggery operations from a controlled activity to a discretionary 
activity.  Make all new reverse sensitivity provisions discretionary activities, 
for both land-use and subdivision.  Retain the current discretionary status for 
subdivision for poultry and piggery operations. 

 
Introduce a definition of ‘sensitive activities’.  This will replace the reference 
to habitable buildings currently identified in the District Plan. 

 
Reassess the setback distances from poultry operations to consider if they 
should be consistent with the buffer distances in the Proposed Air Quality 
Plan once it becomes operative.  Consider consistency with any Regional 
Council controls when developing controls for other activities (eg: oil and 
gas). 
 

 
This Plan Change will be progressed once the Proposed Air Quality Plan provisions applying 
to the relevant reverse sensitivity aspects are approved and will be undertaken in consultation 
with affected parties, including Taranaki Regional Council, and the relevant industries. 
 
 
5. Other issues 
 
This section considers some of the other issues that are peripheral to the rural review but are 
impacted by rural land-use and subdivision.  It is essential that the linkages between 
processes are recognised and provided for in the rural review process to ensure an integrated 
approach. 
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5.1  Historic heritage and waahi tapu and archaeological sites 
 
Comments were made that the current flexible subdivision approach is placing pressure on 
historic heritage.  Comment 34 (K Jennings, D Piquemal) consider that respect needs to be 
given to sites of historic and cultural importance, with the involvement of local iwi.   
 
Comment 38 (I Bruce) states that Taranaki contains one of New Zealand’s most intact and 
significant archaeological and heritage landscapes and that this is currently under threat due 
to the increased pressure from subdivision.  I Bruce considers that it is appropriate to limit the 
rate and type of subdivision and land-use to discrete areas so that heritage agencies and 
Council can focus resources into areas where the impact on archaeological sites is most likely 
to occur.  The commenter is also concerned that the discussion paper does not refer to a wider 
range of heritage organisations, than just those represented by iwi.  Comment 13 from 
Murray Lowe requests that development around Historic sites (eg: Koru Pa) is controlled. 
 
Comment 44 (New Zealand Historic Places Trust) considers that the impacts on historic 
heritage from subdivision and development should be given greater regard in the rural review 
process.  NZHPT acknowledges that there are archaeological and waahi tapu sites listed in 
the District Plan but is concerned that there are other places of value that warrant protection.  
NZHPT consider it appropriate to identify ‘extents’ of sites and contiguous areas of 
archaeological significance.  Predictive layering is identified as a tool for doing this, by using 
the overlays in the District Plan.  NZHPT support progressing options 4a and 4b on the basis 
of protecting heritage landscapes, and of also identifying heritage assessments through 
resource consent processes. 
 
Comment 64 is from representatives from Tangata Whenua, from Ngati Rahiri, Te Runanga o 
Ngati Mutunga and Pukerangiora.  They acknowledge that the rules for the rural environment 
are important as development can impact heavily on their relationship with ancestral lands, as 
do other policies and objectives in the District Plan (which is why the submission is wider 
than the scope of just the Rural Environment Area).   
 
There is concern that the current rules in the District Plan are too permissive and it is 
requested that tangata whenua are considered affected parties on all rural subdivisions, not 
just those that relate to waahi tapu issues.  This would allow iwi to deal with situations where 
waahi tapu sites are not listed in the District Plan and will also recognise tangata whenua’s 
wider relationship with natural and physical resources and other ‘taonga’.  They see this as 
implementing Policy 19.2 in the District Plan which states that subdivision, land-use or 
development should not adversely affect the relationship, culture or traditions that TANGATA 
WHENUA have with WAAHI TAPU and other Taonga”.  The Waahi Tapu and 
Archaeological Site Review Project is acknowledged by comment 64, but there are concerns 
about the time this process will take.    
 
A key issue in the above comments is that the current flexible approach to rural subdivision is 
impacting on historic heritage, including heritage buildings (NZHPT) and waahi tapu and 
archaeological sites.  Reference is made in comment 38 to the fact that traditional farming 
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activities have had limited impact on archaeological sites in the past and that the greatest risk 
is from more intensive lifestyle development.   
 
This asks the question as to whether subdivision and associated development should be 
managed on the basis of protecting heritage values, not just in regard to listed sites.  It is 
acknowledged that the District is heritage rich, however it is considered more appropriate 
under an effects based plan to assess the impacts on heritage at the subdivision stage, 
therefore becoming a trigger for further assessment as opposed to restricting subdivision in 
the whole based on the protection of a heritage resource that may or may not be evident.  The 
District Plan currently protects heritage by scheduling sites which is the preferred approach 
under the NZHPT Guide No. 3 – District Plans as mentioned in comment 44.   
 
Under the overlay provisions of the District Plan if subdivision occurs in the rural area on 
land containing a heritage item (Heritage Building, Notable Trees, Waahi Tapu or 
archaeological site) the activity status becomes discretionary, allowing for an assessment of 
this issue. 
 
The District Plan currently identifies 455 entries in the Notable Tree Schedule of the District 
Plan. Entries comprise of both single specimens and groups of trees.  There are currently 80 
buildings classified as Category A in the District Plan. Eight of these buildings also have their 
interiors or parts thereof protected.  The Notable Trees schedule was reviewed in 2006 and 
the heritage items schedule will be further considered if necessary following the outcomes of 
the heritage strategy.   

The archaeological and waahi tapu site schedule is currently under review.  The District Plan 
currently lists 694 archaeological and waahi tapu sites that are subject to rules in the District 
Plan.  Resource consent is required for land-use for the erection of structures and ground 
disturbance on or within 50 metres of any waahi tapu or archaeological site (OL81); or for the 
subdivision of an allotment that contains a waahi tapu or archaeological site (OL87).  
Monitoring has shown that consent is more frequently triggered for subdivision, with 13 in 
2008, while 6 were required for land-use consents.  Objectives and Policies and associated 
rules are managed through the overlay sections of the District Plan.   

It is not appropriate to make activities within the 50 metre setback a prohibited activity as 
suggested in comment 64.  The current rule and its discretionary status effectively acts as a 
trigger for consent and to initiate consultation with those affected (including iwi and hapu).  
In many cases appropriate development can be achieved through the consent process.  The 
main issues arise when consent is not triggered (a site is not listed in the District Plan) or 
when activities have occurred unlawfully without appropriate consent. 

The schedule of archaeological sites was updated in 2007 by Plan Change 1 to include the 
outcomes of the NZAA Upgrade Project, with further refinement to sites currently occurring 
through the Waahi Tapu and Archaeological Site Review Project.  As part of this review a 
Waahi Tapu Reference Group (WTRG) of key iwi and hapu representatives has been 
established to work in partnership with Council and other experts.  
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The review has been separated into geographical areas that align with hapu/ iwi boundaries 
resulting in a staged process, covering the Waiwhakaiho River to Waiau Stream (Stage 1), 
Hangatahua River to Waiwhakaiho River (Stage 2) and the Waiau Stream to Mohakatino 
River (Stage 3) (involving both urban and rural areas).  An archaeologist has been appointed 
and is currently undertaking desk top analysis.  Engagement with affected landowners in the 
first area will be initiated later this year. 

The key objectives of the review have been agreed with the WTRG as being; 

• To verify the sites currently listed in the District Plan and where possible identify 
their extent; 

• To identify further sites and where possible identify their extent (these sites will be 
considered for inclusion in the District Plan); and  

• Where there is insufficient information on an area or a site or where the extent of a 
site cannot be accurately identified consideration will be given to the use of 
alternative mechanisms in the District Plan for protection. 

 
The last objective provides the scope for the Council to consider alternative mechanisms to 
the current approach, which could include a general overlay, such as a predictive layer to 
trigger consent.  Predictive layers are used in other areas of the country and include varying 
levels of control.  Some predictive layers are non-regulatory and simply inform the consent 
process, while others act as a trigger for consent.   
 
The current approach in the District Plan of identifying known sites (that will include extents 
where possible) provides the most certainty for landowners, iwi and hapu, the community and 
stakeholders on the expectations regarding protection.  The predictive layer approach is seen 
as an alternative when sites are not known and identified and could be adopted in high risk 
areas.  The areas where this would be appropriate will not be known until the site review 
process is completed.  The Council is fully committed to its site review process and it would 
not be appropriate to change its focus at this stage of the process. 
 
Comment 44 discusses heritage landscapes and suggests that further work be done on this 
aspect.  A similar concept is identified by tangata whenu in terms of cultural landscapes, and 
in particular the location of inappropriate activities in these landscapes (eg: oil and gas 
operations).  Comment is also made on the existing landscapes identified which need to 
recognise the association with iwi. 
 
The original landscape units that were developed through the District Plan process took into 
account other factors that impact landscape, including heritage values.  Community and iwi 
consultation occurred at the time of including these areas in the District Plan. Although it is 
acknowledged that this was undertaken before the elevation of historic heritage to a matter of 
national importance under Section 6 of the Act.  Consideration towards the development of 
heritage or cultural landscapes would be appropriately considered through the heritage 
strategy process, however consultation should be progressed with tangata whenua on the 
current Coastal Policy Area, Regionally Significant Landscapes and Outstanding Landscape 
and buffer.  
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In making the above comments it is acknowledged that with the tightened approach to rural 
subdivision promoted under the discussions of rural character in section 2 and with the 
increased control in the landscape areas around the mountain and along the coast (discussed 
in section 3) this will assist with addressing some of the issues identified with heritage 
management within the District.    These approaches will result in subdivisions and some 
land-use activities being elevated to a discretionary status, allowing for an assessment of 
heritage aspects.  I also consider that it may be appropriate to consider heritage implications 
when consent is triggered for particular land-use rules that impact on density, such as the 
number of dwellings in a lot and the impacts on heritage of building in the Coastal Policy 
Area. 
 
Particular concern in comment 44 is conveyed in regards to the lahar fields to the west of 
New Plymouth, stream mouths along the Taranaki coast, places and areas associated with the 
Taranaki land wars and the archaeological swamp deposits along the coast to the east of New 
Plymouth around Waitara, Urenui and Mimi.  Note that many of these sites are also identified 
as important from a landscape perspective.  Recommendations have been suggested in 
section 3.2 that the lahar mounds west of New Plymouth (north of Ingelwood) be further 
considered as Regional Significant Landscapes in future comprehensive District Plan 
reviews.  In terms of stream mouths along the Taranaki coast, a number of these are currently 
Regionally Significant Landscapes, and alongside swamp deposit areas are also located in the 
Coastal Policy Area, which is also recommended for further control.  Note that the Regional 
Council has statutory responsibility for wetlands and the beds of rivers.   
 

Recommendation 12 
That the Council continue to develop and work through the Waahi Tapu and 
Archaeological site review project in consultation with the key stakeholders and that 
this continue to be the primary method for addressing the waahi tapu and 
archaeological concerns in the District Plan. 
 
That the Council consider the wider issues of heritage management and whether 
heritage landscapes are appropriate through the prioritisation of heritage matters 
through the heritage strategy process. 

 
Some of the issues identified as outside the scope of the rural review in comment 64 will be 
considered in the Long Term Council Community Process.  These include decision making, 
training and up-skilling of staff and development contributions. 

 
 
 

5. 2 Significant indigenous vegetation 
 
Three comments have been received that have identified concerns with the management and 
protection of areas of indigenous vegetation in the District.   
 
Comment 8 (Rod and Gaye Kyle and Family) suggest that planting of indigenous vegetation 
on marginal public and private land should occur with native plants being made available by 
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Council.  The Regional Council also plays a strong role in this process through it farm 
management plans and associated riparian and farm planting scheme, while the District 
Council works with landowners in sensitive areas, as shown in the coastcare programme.  
There are also opportunities for fencing off areas and planting out important areas through 
funding from various agencies.  The Council intends to address the issue of indigenous 
planting on public land in its vegetation strategy, which is scheduled as a project for 2014. M 
Lowe (comment 13) identifies an issue with Gorse that is not well managed on lifestyle lots. 
 
Comment 23 (Department of Conservation) suggests that further consideration be given to 
including additional objectives and policies in the District Plan regarding the enhancement of 
biodiversity values.  The Department of Conservation considers the adverse effects of rural 
subdivision occurring within close proximity to existing national parks and scenic and 
recreation reserves and other land protected for conservation purposes an issue.  In particular 
Department of Conservation is concerned about development pressure on these sites from 
general noise and physical disturbance and the effects of domestic animals such as cats and 
dogs, planting of invasive weed species and dumping of garden waste is also a problem.    
Tangata whenua in comment 64 identify the impact of development on indigenous 
vegetation, flora and fauna and in particular its increased use for traditional purposes such as 
raranga (weaving) and whakairo (carving).  It is requested that policies be put in place 
regarding tangata whenua access to such resources on public land. 
 
Issue 16 relates to the loss of indigenous vegetation and habitats of indigenous vegetation.  
The District Plan manages these issues through Policy 16.1 which relates to the management 
of identified Significant Natural Areas (SNA’s).  There are currently 25 unprotected SNA’s 
identified in the District Plan, with associated rules regarding removal of indigenous 
vegetation.  Policy 16.2 refers to land use, development and subdivision not resulting in 
adverse effects on indigenous vegetation.  Under the obligations of a Memorandum of 
Understanding that was agreed as part of a negotiated agreement from parties subject to an 
Environment Court process the Council is currently reviewing the list of SNA’s and 
considering if there are any additional areas that meet the criteria.  This is the Councils main 
commitment in terms of protection of indigenous vegetation in the District Plan at present.  
 
I consider that the policy basis of the District Plan currently provides the ability to consider 
the issues identified by the Department of Conservation, through the resource consent 
assessment process.  If the activity status of subdivision is elevated to discretionary in the 
Outstanding Landscape Buffer and Coastal Policy Area greater consideration towards the 
impacts on indigenous vegetation could be made.  However, greater protection of bush areas 
could be encouraged in the subdivision process through identifying more focused matters for 
control. 
 
The use of indigenous vegetation located on council for cultural uses should be addressed 
through Reserve Management Plans where specific locations for this type of planting can be  
identified.   The General Policy on Reserves discusses harvesting under Policy 2.3.18, stating 
that an application to Council is required for the removal of vegetation including flax.  
Further discussions may be required regarding the implementation of this Policy. 
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The Taranaki Regional Council (comment 53) recognises the rural review process as an 
opportunity for achieving positive biodiversity and sustainability outcomes.  The subdivision 
of land can result in the protection of areas of indigenous vegetation.  The subdivision 
process allows consideration to be given to the protection of indigenous vegetation through 
legal covenants most commonly with the Department of Conservation or the Queens 
Elizabeth II Trust.  As the opportunity for subdivision is reduced in the rural area, particularly 
in the more sensitive areas this may reduce the opportunity for the protection of particular 
areas.  Other mechanisms will need to be considered to encourage the formal protection of 
indigenous vegetation. 
 
As part of the Significant Natural Areas MoU Council is currently in the process of reviewing 
alternative or additional mechanisms (to those currently in the District Plan) including the 
concept of transferable development rights (where the development rights on land with an 
SNA are effectively ‘transferred’ to another piece of land that does not have significant 
natural values, as a trade-off for the protection of the SNA).  The current flexible subdivision 
policy in the rural area reduces the effectiveness of this technique due to a lack of a 
competitive market, as the opportunity for subdivision across the rural area is provided for.  
However, if the amount of subdivision allowed in the rural area is reduced then this may 
increase the viability of the concept of tradeable development rights for this District.   
 

Recommendation 13: 
That further consideration be given to the implementation of Policy 2.3.18 in the 
General Reserves Policy and the removal of vegetation in reserves for cultural 
purposes. 
 
Following the outcomes of the rural review process that the concept of tradeable 
development rights is further considered.  

 
 
5.3 Public access 
 
The importance of public access in the rural environment is highlighted in two comments 
made to the discussion document.  Comment 1 from I Gillespie highlights the need for a 
walking track up the Oakura River to Koru Pa.  The Linkage to Koru Pa has been identified 
as a pathway link in the Oakura Structure Plan and is highlighted in action ROS2, as a 
medium priority to be further implemented over the next 7 years.  In most cases access along 
rivers is obtained through the subdivision process, with the Oakura River identified as a 
priority water body in the District Plan.  However, if stricter subdivision assessment is put in 
place, particularly in some of the more sensitive landscapes this could reduce the ability to 
obtain esplanade strips through subdivision, as in the past.  Although not identified in the 
comments made this may also be of particular concern in the coastal areas.  
  
The Council is in the process of developing an Open Space Strategy “Our Parks, our Spaces” 
The strategy will be the strategic document for the management of open space in the District 
and will consider amongst other things the distribution and priorities for open space 
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management.  As part of this process consideration should be given to the directions in the 
rural review.   
 
If more sensitive areas of the rural environment are going to have restrictions on subdivision, 
consideration should be given to strategically identifying land and considering alternative 
methods of obtaining land.  Note that in the Oakura context the Oakura River has been 
identified in the Structure Plan as a priority for the local area.   
 
Comment 37 (C Neeson) requests that a soft surface walkway is maintained from Oakura to 
Fort St George.  The land tenure of this link consists of both freehold and reserve land. 
Priorities for walkway development and land acquisition will be considered in the Open 
Space Strategy.   
 
In addition consideration should be given in the Open Space Strategy to the role of paper 
roads in providing opportunities for public access as identified in Comment 24 (M 
Livingston).  This comment is concerned that there is currently no policy on their value in 
securing access to esplanade strips, beaches, tramping tracks or other recreational activities.  
The Coastal Strategy identifies Action IA7 relating to investigating the status of paper roads 
for the purpose of providing public access as a medium priority (by 2016).   
 
It is considered appropriate to address the strategic implications of this issue through the 
Open Space Strategy.  It would be appropriate to identify where paper roads provide public 
access and are a strategic asset to the open space network.  Following this more detailed work 
would need to be undertaken with landowners and user groups regarding their value and use. 
 

Recommendation 14: 
That through the development of the Open Space Strategy consideration is given to 
the outcomes of the rural review, so that priority for pathways and open space be 
given to those more sensitive landscapes where the opportunity for subdivision will be 
more limited than the remaining general rural area. 

 
5.4 Water quality, riparian management and water supply 
 
Comments were made regarding water quality and quantity and riparian management.  
Comment 11 (R Hawkes) is concerned that there is not a requirement for streams and rivers 
to be fenced once subdivided.  He is concerned with the Awai River, where due to recent 
subdivision into lifestyle blocks stock are grazing by the river.  He considers that there should 
be a requirement for there be sufficient water supply for stock and that the rivers and streams 
are fenced.  Submission 40 was made by R Hawkes and submission 254 by M Hawkes to the 
Long Term Council Community on the same matter of fencing of streams on subdivision.   
Comment 25 (M Anderson) is concerned that taking riparian margins is not consistently 
applied and that these areas should be fenced off following subdivision.  Comment 37 (C 
Neeson) requests that riparian strips are fenced off so that the rivers and beaches are no 
longer polluted.  Comment 53 (Taranaki Regional Council) supports the taking of esplanade 
reserves and strips at the time of subdivision to assist with meeting water quality objectives 
and to provide public access.   
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The District Plan currently identifies the provision of public access to and along the coast, 
lakes and rivers in Issue 8.  This issue is addressed by the identification of Priority Water 
Bodies and Preferred Esplanade Strips where it is considered necessary to take an esplanade 
area (reserve or strip).  Although in taking these areas there is often more than one 
environmental objective (public access and conservation). There is not normally a 
requirement for an esplanade strip to be fenced at the time of subdivision, as this is 
considered to be an impractical undertaking in many circumstances.  The location and 
priority of water bodies and preferred esplanade strips will be reviewed through the Open 
Space Strategy as opposed to the rural review.  Any changes through this process will then 
feed into future reviews of the District Plan.  It is noted that the reduction in small lot 
entitlement will also deal with the intensity of this issue. 
 
Taranaki Regional Council (comment 53) suggests that the impact of water availability for 
rural subdivisions should be considered.  Comment 9 from the New Zealand Fire Service 
Commission identifies the need for all rural developments to be adequately serviced with a 
fire fighting water supply, particularly as developments in the rural area are not often not able 
to connect to a reticulated water supply.  It is requested that the District Plan include Fire 
Fighting Water Supplies Code of Practice SNZ PAS 4509:2008 (the code) into the District 
Plan.  The Clifton Community Board (comment 62) requests that the water reticulation plan 
be accelerated and that a fire coupling be required on water tanks to deal with issues 
regarding water supply for fires. 
 
The District Plan currently requires that new lots in the rural area be provided with potable 
water supply.  There is no requirement for small lots to provide water supply for any other 
use, such as for stock, except consideration towards water for fire fighting purposes is 
provided in Appendix 5.  The Water Asset Management Plan (April 2006) includes a water 
network expansion plan until 2016 into the rural areas.  Water supply either exists or is 
proposed to be extended around the periphery of existing urban areas from Okato to Urenui.   
 
The issue of rural fires is an important consideration when approving applications in the rural 
area, and a key issue of public safety.  There is a community expectation that emergency 
services will be available in the rural area.  The code provides guidance on appropriate water 
storage facilities in rural areas and alternative fire fighting water sources (when not 
reticulated).  It is important that the District Plan is equipped to manage this issue by 
providing the ability to place conditions on subdivision consent in accordance with the code 
if necessary.  Further consideration should be given to referencing the code in the District 
Plan.  Consideration will need to be given to the impact on our reticulated system on inserting 
the code and the ability to meet the code of practice through achievable conditions. 
 
In terms of requiring a water supply for stock it would be difficult to consider the water 
supply needs of a lot without determining the end use of the allotment at the outset.  The 
District Plan contemplates that potable water will be required, assuming that the site will be 
used for living purposes, however under the effects based regime it does not make any further 
assumptions about end use.  I consider it is more appropriate to protect sensitive areas (eg: 
fencing of streams) as opposed to making specific provision at the outset. 
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Recommendation 15 
That further consideration is given to including Fire Fighting Water Supplies Code of 
Practice SNZ PAS 4509:2008 into the District Plan, so that the issues regarding 
water supply for fire fighting purposes can be comprehensively considered at the time 
of subdivision. 
 

5.6 Natural Hazards and contaminated sites 
 
Comment 53 from the Taranaki Regional Council refers to the importance of dealing with 
natural hazard issues and potential soil contamination from cadmium that was previously 
used in agriculture and horticulture practices. 
 
Tarankai Regional Council requests that Council use non-regulatory methods to ensure that 
people are informed of the issues surrounding cadmium by requiring soil samples at the time 
of subdivision, which will then become available through the LIM process.  This will allow 
future purchase decisions to be made with all available information.  The comment 
acknowledges that there is currently a wide range of guidance on what are acceptable levels 
and only very low levels have been recorded in Taranaki in the past.   
 
Policy 10.3 states that “contaminated sites should not be used for activities where human 
health and safety could be adversely affected by that contamination”.  Under this policy a 
number of non-regulatory methods are suggested for implementation.   
 
Taranaki Regional Council request that the Council continue to review the District Plan 
provisions in the rural area to prevent development in hazard prone areas or set standards and 
conditions in Plan, or at least be considered as a matter of control or discretion.   
 
The District Plan includes objectives and policies addressing Issue 12: Actual and potential 
adverse effects of natural hazards on people, property and the environment.  Reference is 
made to works to mitigate the impact of natural hazards are included as a matter of control 
for rural subdivision and the wider implications of natural hazards can be considered when 
making a decision on a discretionary application (Rur 78).  The Council will continue to work 
with Taranaki Regional Council to improve its hazard information. 
 
 
5.7 Regionally Significant Infrastructure 
 
Transpower (comment 63) and Powerco (comment 65) have made comments in regards to 
regionally significant infrastructure and how these networks are dealt with in the District 
Plan.  It is noted that some of the issues identified are much wider than the intended scope of 
the rural review.  The comments focus on the ability of network utilities to operation 
effectively as opposed to considering the impacts of rural residential development or other 
activities on rural character.  As referenced in the comments it is more appropriate to 
undertake a comprehensive review of network utility issues as opposed to reviewing issues 
through different reviews of environment areas (which could lead to an inconsistent approach 
to dealing with issues for a period of time).  A network utilities review is currently scheduled 
on the District Plan review programme and will be prioritised alongside other issues.   
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It is requested that Network Utilities issues are dealt with in a stand alone chapter (65 and 63) 
and that the Network Utilities Issues, Objectives and Policies adequately address the issue of 
concern.  At this stage it is not considered appropriate under an effects based District Plan to 
include a separate chapter as this relates to an operational issue as opposed to an 
environmental effect.  As suggested in the comments it may be appropriate to address the 
issues more comprehensively through overlay rules in the District Plan.  The issues of 
identifying sub transmission lines are on the relevant Planning Map, will be further 
investigated in the review process.  Note that high voltage transmission lines are currently 
included as an overlay on the Planning Maps. 
 
Issue 3 of the District Plan relates to Adverse Effects on health and safety from public works 
and network utilities.  Policy 3.1 relates to the establishment, operation, maintenance and 
upgrading of public works and Network Utilities should not compromise public health or 
safety.  It is suggested in the comments that greater consideration is given to the operational 
requirements of network utility operators in the objectives and policies, citing the National 
Policy Statement on Energy Transmission (April 2008) (NPSET).  The District Plan was 
developed before the NPSET was developed and on this basis it is considered appropriate to 
reconsider the policy context.  However, consideration will need to be given to progressing 
with the National Environmental Standards which have not been progressed through 
parliament since their notification in November 2007. 
 
The comments request that adequate provision is made for maintenance (including tree 
trimming), replacement and minor upgrading activities (62 and 63).  The current provisions 
affecting tree trimming in the rural area relate to notable trees and Significant Natural Areas.  
The notable tree provisions were comprehensively reviewed by a variation to the District 
Plan in 2004.  The current rules refer to an exception to the permitted activity standards for 
the maintenance of services.  The rules relating to SNA’s exempt tree trimming and the 
selective removal of indigenous vegetation necessary for the current operation or 
maintenance of infrastructure and utilities. 
 
The comments request that adequate provision is made for new lines (62 and 63) in the 
District Plan.  As the District Plan is effects based there is no specific permitted activity 
status for the development of lines etc.  Consideration in the network utility review will be 
given to this issue, by considering the appropriateness of the activity to the character of the 
area, and the current limitations identified with the current rules.  Those issues relating to 
sensitive areas are likely to be addressed through consideration of the landscape Plan Change 
recommended as an outcome to the rural review.   As suggested in the comments some 
assessment of network utilities may be required if any provisions are triggered. 
 
It is stated that provisions dealing with electric and magnetic effects associated with the 
electricity network must be based on specific International Commission on Non Ionising 
Protection (ICNIP standards (65).  It is requested that rules relating to electric magnetic 
effects are removed and replaced with more recent standards.  It is also requested that more 
relevant external codes and standards are recognised.  These are issues that cannot be 
addressed in the rural review as there is currently a set back rule that applies through all 
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environment areas and the overlays.  Further consideration will be given to this issue in the 
network utilities review.  There is concern that reverse sensitivity issues are not addressed 
through the provision of an appropriate transmission corridor (63) and also network utility 
corridors (65).  It is not appropriate to consider this issue through the rural review process for 
the reasons stated above. 
 
It is requested that new subdivisions are required to demonstrate adequate security of 
electricity supply and that electricity companies are identified as affected parties on 
applications.  The District Plan does not currently address this issue, and require the supply of 
electricity.  With the tightening of the subdivision rules it is likely to decrease pressure in the 
rural area generally.  In addition the network utility companies will be consulted through the 
investigation of lifestyle areas (although this was not identified as an issue in the comments).  
It is considered more appropriate to address this issue at the time of the network utilities 
review.  In terms of this issue regulatory staff regularly liaise with industry representatives, 
although this is not a statutory requirement of the District Plan. 
 
It is considered necessary that NDPC makes clear how activities within roads and road 
reserves are dealt with.  The District Plan currently applies the zoning of the adjacent site to 
the centre line of the road.  As you would expect the council has two roles relating to the 
management of roads, one as the road controlling authority and one as a regulator.  It is 
appropriate that consideration be given to both of these issues for activities within the road 
reserve.   
 
There is some concern regarding the definition of site and whether these provisions apply.  
Road reverse is not defined as a site, and in some cases development standards do not apply 
on this basis. The most common triggers for power companies are likely to be the overlay 
provisions if they are in more sensitive areas. 
     
It is accepted that further clarification regarding the current interpretation of the District Plan 
rules is required at the time of the utilities section review.  In a similar way consideration will 
be given to providing exceptions in the hazardous facilities definitions.   
 
Vector Gas Limited in comment 6 identify the importance of regional significant 
infrastructure in regards to pipeline protection, operation and development.  Similar to the 
above request it is suggested that consideration to gas supply is provided at the time of 
subdivision. Consideration to these issues should be given through the review of network 
utilities. 
 

Recommendation 16: 
That the issues identified relating to network utility operations are addressed through 
the more comprehensive review of network utilities. 
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5.8 Rural review – consultation 
 
Comment 50 (Nga Hapu O Poutama) indicate that they have received a claim number form 
the Waitangi Tribunal and will be exercising full or complete Rangatiratanga over the 
Poutama land blocks.  They indicate that their submission is also relevant to the review of 
Significant Natural Areas and Waahi Tapu and Archaeological sites.  The comments state 
concern that the Council has issued subdivision and land-use consents without consultation 
with Nga Hapu O Poutama. 
 
In response to this comment and as emphasised in section 5.1 the Council consults with iwi 
and hapu when development occurs within proximity to an identified waahi tapu and 
archaeological sites.  The affected iwi and hapu are listed in the District Plan. 
 
 
5.9 Access to Maori Land 
 
Comment 29 (J Broughton) is on behalf of the Trustees and Whanau of Ngahinapoui Urupa 
on Hoewaka Land under the Turu Whenua Act 1993, who are concerned about retaining 
access to this land.  The land in question is located in Area N of the Framework for Growth 
and is in proximity to the Bell Block bypass.  Following the receipt of this comment meetings 
have been held with Mr Broughton both in council and on site.   Correspondence has been 
sent to Mr Broughton and other trustees (25 March) and officers have indicated that the 
Council will continue to work with the trustees to provide access to the Hoewaka Block 
through the bypass process. 
 
 The comment suggests that the main issues relate to landscape effects, maintaining rural 
character and managing land use conflicts.  There is also concern regarding the rezoning of 
the land as light industrial/business.   
 
 
5.10 Retrospective Application of Provisions 
 
Comment 13 (M Lowe) asks if there are changes to the rules would they be retrospective in 
situations where subdivisions have already taken place but no housing development has 
occurred. 
 
Unless otherwise resolved changes to the provisions in the District Plan will have effect from 
the date that they are publicly notified (Section 20 Resource Management Act).  When a 
provision is beyond the point of challenge (no outstanding submissions) then it can be treated 
as fully operation.    
 
The recommendations made mostly apply at the subdivision and building consent stage.  This 
means that existing lots will need to comply with the new land-use rules.  I consider that this 
is appropriate due to the number of vacant lots that exist in the rural area which have the 
ability to impact rural and landscape character if not appropriately managed.   
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6. Summary of Recommendations 
 
6.1 Plan Change Recommendations 
 
Four separate plan changes to the District Plan have been recommended as part of the rural 
review process.  These are effectively a package of changes that are required for the rural 
area to address the issues identified relating to rural and landscape character and reverse 
sensitivity.  Although the Plan Changes are inexplicitly linked they can be separated into 
manageable projects that can be undertaken under separate work programmes.  The list below 
provides an indication of order and timing for the Plan Changes.  If these recommendations 
are approved then the Plan Change will be worked into the District Plan review programme. 
 
The Plan Change process will involve a comprehensive assessment of the costs and benefits 
of various options and consultation with affected parties.  A thorough section 32 process will 
be undertaken to assess the effectiveness of different options, before the provisions are finally 
notified for submission.   
 
It is possible that through the consultation and section 32 process that some of the more 
specific changes suggested will change as a more thorough assessment is undertaken.  
However, if possible the Principle of the Plan Change should still be retained in the final Plan 
Change document.  The following issues for Plan Changes are recommended. 
 
 
 
 
A. MAINTAINING RURAL CHARACTER PLAN CHANGE 

   
Purpose:  To change the Rural Subdivision and associated Land-use rules that relate 
directly to maintaining rural character. 
 
Timing:  To be initiated on the completion stage 2 of rural review from June 2009. 
 
Principle of Plan Change: That the current flexible subdivision policy is maintained 
to the extent that the opportunity for rural residential living is still available across 
the rural area but that the provisions are strengthened so that rural character can be 
maintained. 
 
Key Changes: 
Subdivision provisions 
• Increase the controlled activity minimum allotment size from four hectares to 

between 8-1213 hectares to ensure rural character is maintained, while also 
ensuring that land can be utilised for various rural uses. 

                                                 
13 Further work will be undertaken through the comprehensive section 32 process to identify the 
appropriate lot size. 
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• Retain the ability to create small lots across the rural area as a controlled activity, 
but reduce the overall entitlement.  Critically review the matters of control to 
ensure that conditions can be placed on consents to maintain rural character.   

• Remove the ability to apply for additional small lots as a discretionary activity.  
All lots that do not meet the standard for controlled activities will be assessed as 
non-complying activities.  

• That further consideration is given to including Fire Fighting Water Supplies 
Code of Practice SNZ PAS 4509:2008 into the District Plan, so that the issues 
regarding water supply for fire fighting purposes can be considered at the time of 
subdivision. 

 
Land-use provisions 
• That the ability to provide two habitable buildings (dwellings) on an allotment 

(Rule Rur 12) is only available when the lot is able to be subdivided using the 
minimum allotment size of 10 hectares for a controlled activity.   

• That the road setback standards in Rule Rur 16 be applied to all lots including 
those less than 4000m2 and that consideration be given to increasing the 
minimum side boundary setback in Rule Rur 18. 

• That the assessment criteria for discretionary activities and the provisions that 
relate to maintaining rural character are critically reviewed. 

• Include a definition of rural character in the District Plan. 
• That controls are included in the District Plan to limit the development of non-

rural based activities that have effects on rural character. 
• That the traffic generation policies and assessment criteria in the rules (Rules Rur 

101-102) are widen to include an assessment of the impacts of high traffic 
generating activities on rural character.  

• That traffic generation Rules Rur 101-102 are reviewed to ensure that the effects 
from heavy vehicles movements are addressed. 

It is important that a rigorous monitoring programme is established to monitor any 
change in rural character once the Plan Change is implemented 
 
This Plan Change relates to recommendations 1 (rural subdivision) 3, 4, 5, 6, 7, 8, 9a 
(land-use provisions) and 15 (fire fighting) in the discussion of this report. 

 
B. LIFESTYLE AREA PLAN CHANGE 

   
Purpose:  To investigate the development of lifestyle areas, providing an opportunity 
for small lot living in appropriate parts of the rural environment. 
 
Timing:  The opportunity for lifestyle areas is to be considered where relevant when 
implementing the Framework for Growth.  
Further work on lifestyle areas will be initiated once the rural character plan change 
has been approved. 
 
Principle of Plan Change That an additional opportunity for small rural lots is 
provided through lifestyle areas to be located on the urban fringe of settlements.  
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These areas will be in addition to still allowing small lifestyle lots across the rural 
area, although at a reduced intensity. 
 
Potential areas to investigate: 
• Inclusion of objectives, policies and rules relating to lifestyle areas. 
• That criteria for the assessment of lifestyle areas are included in the District Plan.  

This will include, but not be limited to topography, productivity capacity, 
accessibility, servicing and landscape issues. 

• That subdivision and land-use controls are included to allow a denser level of 
development than in the general rural area, which will develop and maintain a 
lifestyle character. 

• Lifestyle areas are identified in the District Plan. 
 
This Plan Change relates to recommendation 2 (lifestyle development areas),) in the 
discussion of this report. 

 
 
C. IMPORTANT LANDSCAPE AREAS PLAN CHANGE 
   

Purpose:  To include additional land-use and subdivision controls in the Coastal 
Policy Area, on Regionally Significant Landscapes and in the newly identified 
Outstanding Landscape Buffer. 
 
Timing:  Consultation to be initiated with affected landowners and other stakeholders 
in early 2010 following further landscape work on confirming the location of the 
areas.   
 
Principle of Plan Change: That through consultation with the community, additional 
controls are placed on sensitive landscapes and those areas adjoining these 
landscapes to ensure that landscape character is protected in these areas of high 
landscape value. 
 
 
Key Changes: 
• Confirm the location of the Coastal Policy Area, the Outstanding Landscape 

Buffer and consider adding the northern headland of the Tongaporutu River and 
an extension of the coastal strip from the Mohakatino River to the full extent of 
the northern boundary as Regionally Significant Landscapes. 

 
• Increase the activity status of subdivision in these areas to be a full discretionary 

activity as with the other overlays in the District Plan. 
 

• Include additional land-use controls as discretionary activities in the overlay rules 
relating to the appropriate location, building height and scale of buildings in these 
areas.  Consideration should be given to developing assessment criteria that 
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provides certainty to those making applications as to what kind of development is 
appropriate in these particular areas.  

 
• Strengthen the policy basis for protecting the setting of the Outstanding 

Landscapes of Mount Taranaki and the Kaitake and Pouakai Ranges through the 
identification of these areas and the inclusion of controls over the Outstanding 
Landscape Buffer 

 
Further consultation with the community and affected landowners is required in 
regards to the location of the areas for protection and the details of the controls. 
 
This Plan Change relates to recommendation 10 in the discussion of this report. 

 
 
D. REVERSE SENSITIVITY PLAN CHANGE 

   
Purpose:  To include further reverse sensitivity controls in the District Plan to protect 
some key rural resource based industries from potential encroaching rural residential 
development. 
 
Timeframe:  To be initiated once the relevant parts of the Proposed Regional Air 
Quality Plan are beyond the point of challenge to ensure consistency. 
 
Principle of Plan Change: That reverse sensitivity issues are more comprehensively 
managed by requiring a wider range of setback controls for sensitive activities 
locating in proximity to existing poultry and piggery operations, quarries and oil and 
gas sties and dairy sheds.   
 
Key Changes 
• Include additional provisions relating to reverse sensitivity and introduce new 

setback distances for sensitive activities for oil and gas activities and well sites 
and commercial quarry sites and consider the appropriateness of this technique 
for cowsheds.  

 
• Increase the activity status for sensitive activities locating in proximity to poultry 

and piggery operations from a controlled activity to a discretionary activity.  
Make all new reverse sensitivity provisions discretionary activities, for both land-
use and subdivision. Retain the current discretionary status for subdivision for 
poultry and piggery operations. 

 
• Introduce a definition of ‘sensitive activities’.  This will replace the reference to 

habitable buildings currently identified in the District Plan. 
 
• Reassess the setback distances from poultry operations to consider if they should 

be consistent with the buffer distances in the Proposed Air Quality Plan once it 
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becomes operative.  Consider consistency with any Regional Council controls 
when developing controls for other activities (eg: oil and gas). 

 
A Plan Change is required to be completed in two years from the date it is publicly 
notified for submissions.  The Plan Change process involves taking of submissions, 
then further submissions and a hearing, and then a decision by Council.  There is the 
opportunity to appeal the Plan Change to the Environment Court.  
 
This Plan Change relates to recommendation 11 (reverse sensitivity) in the discussion 
of this report. 

 
6.2 Other Recommendations   
 
The Plan Changes in section 6.1 are central to the rural review and should be given priority, 
and progressed accordingly.  A number of comments were made on issues that are peripheral 
to the rural review process.  The additional recommendations should be progressed in 
accordance with existing work programmes where these issues will be more comprehensively 
covered.  
 
The relevant recommendations are 9(b) (monitoring rural roads), 12 (waahi tapu and 
archaeological sites and heritage landscapes), 13 (Removal of vegetation for cultural 
purposes and tradeable development rights), 14 (Open Space Strategy priorities) and 16 
(Network Utility review).  
 
 

OPTIONS 
The discussion paper introduced six options to improve the management of the rural 
environment.  The package of controls recommended in this report relates to a combination 
of Option 2 (effects based with greater protection) and Option 3a Focusing lifestyle growth 
and Option 6 relating to controls on reverse sensitivity.  Please note that a comprehensive 
assessment of options and cost benefit analysis will be considered in the Section 32 process.  
Three options have been assessed for this decision making process 
 
The “do nothing” approach is consistent with option 1 in the discussion paper which refers to 
continuing with the current District Plan provisions with no changes.  This would allow 
development to continue to occur in the rural area, as it currently does.  If this approach is 
continued there are likely to be further changes in landscape and rural character.  In addition 
to this the District Plan will not be fully achieving its objectives and policies.  It has been 
considered that there is currently an economic downturn which indicates that the rate of 
development in the near future is not likely to be as significant as in the past.  However it is 
essential that the District Plan provides a baseline for what is an appropriate level of 
development for that area, while still allowing the opportunity for rural living.   The Do 
Nothing approach is not appropriate and it is considered necessary to continue with the 
review and amend the relevant parts of the District Plan as indicated.  
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The preferred option is consistent with option 2 of the discussion paper and relates to 
promoting an effects based approach with greater protection.  The preferred option also 
considers options 3a focusing lifestyle growth and option 6 relating to controls on reverse 
sensitivity.   This is considered to provide a greater balance between maintaining rural and 
landscape character while still allowing some opportunity for rural living.  It will also assist 
with achieving the objectives and policies of the District Plan.  If this approach is progressed 
consultation will need to occur with affected parties and plan changes will need to be 
initiated.  The changes are likely to further restrict landowner’s ability to develop rural land.  
However, this will be balanced by the opportunity provided in lifestyle areas for further 
development. 
 
This option relates to changing the current approach to rural subdivision by preventing the 
ability to developing rural residential lifestyle lots in the rural area.  This is also likely to be 
accompanied by a significant increase in minimum allotment size.   Progressing with this 
option would require significant changes to the objectives and policies in the District Plan.  If 
this approach was progressed there would need to be significant consultation with affected 
parties through the development of plan changes.  A significant change in approach would 
restrict development from occurring in the rural area, and restrict landowner’s ability to 
develop land.  This would also remove the future opportunity for rural living in the district. 
 
Taking into account the above assessment it is considered appropriate to progress the 
preferred option through the development of the Plan Changes recommended in section 6.1 of 
this report. 
 

IMPLICATIONS ASSESSMENT 
 
 
Decision Making 
In terms of the Council’s Significance Policy this matter is of: 

Low significance Medium significance High significance   
 
The rural review is of high significance to the council.  It has the potential to impact on the 
current and future economic, cultural, environmental and social well-being.  If rural and 
landscape character are not effectively managed then this will impact the ability of the 
District to be sustainable.  Its significance is also impacted by the number of people who are 
likely to affected by the decisions made ranging from landowners to specific stakeholders, 
tangata whenua and the general public. 
 
 
Well-Being 
This matter will promote the following well-beings: 

Social Economic Environmental Cultural  
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This matter impacts all of the four well-beings to different extents.  In particular it influences 
the environmental well-being of the district.  It is important that rural character is maintained 
to ensure that the environmental well-being of the District is maintained.    
 
 
Community Outcomes 
This matter contributes to the following community outcomes: 

Connected Skilled Prosperous Secure and Healthy
 

Together Vibrant Sustainable  
 
The community outcome of sustainable would be promoted and in particular SU1 which 
relates to the sustainable use, development and protection of resources.  It is important that 
the rural area is sustainably managed so that rural and landscape character is maintained for 
future generations.   
 
The other outcomes of together and connected are also important.  The cultural implications 
of development in the rural environment are important, particularity to local tangata whenua.   
The relationship of the development of the rural area to sustainable infrastructure provision is 
also important.  The management of the rural area can also impact on the future prosperity of 
the District, by providing a platform for providing appropriate lifestyle choice for those who 
want to live and work in the district. 
 
 
LTCCP / Annual Plan 
Is this matter currently budgeted for?      
 
The changes would occur within existing budgets.  If approved the changes will need to be 
worked into the District Plan review programme and prioritised alongside other work.  This 
will impact the timing of some of the changes. 
 
 
Consistency with Policy and Plans 
The proposed recommendations are consistent with current plans and policies.  The changes 
will promote greater consistency with the existing objectives and policies of the District Plan.  
The recommendations are also consistent with the vision and goals of the Coastal Strategy. 
 
 
Legal 
The Council is required to review the District Plan 10 years after it is made operative.  This 
council is undertaking a rolling review of the District Plan, section by section.  In drafting 
plan changes legal advice will be sought when necessary. 
 
 
Tangata Whenua  Maori 

Yes No
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The rural area is important to the tangata whenua of the District.  The rural area is of 
particular importance to Tangata Whenua as it contains many sensitive cultural landscapes.  
Development in the rural area has the potential to impact on this landscape and on important 
cultural sites.  Consultation has occurred with iwi and hapu of the District and will continue 
once the Plan Changes are progressed.  

 
 

Persons Likely to be Affected 
There are a number of persons likely to be affected by the proposed changes to the rural 
environment area, including landowners, organisations, resource users, tangata whenua and 
the general community.  The council notified a wide range of organisations and individuals 
regarding the review process, in both stage one and then to a wider degree stage two.  A flyer 
regarding the notification of the discussion paper was included in the rates instalments for 
January 2009, and was advertised in the midweek and Daily News.  Staff anticipate continued 
dialogue with submitters and other affected parties as the Plan Changes recommended are 
progressed.  Consultation will occur in accordance with Resource Management Act process.    
 
Risk Analysis 
There is the risk that the obligations under the Resource Management Act 1991 will not be 
achieved if the recommendations are not progressed.  The decision also has the potential to 
impact the future environmental quality of the District.   

 

APPENDICES 
Appendix 1.     Discussion Paper as notified for public comment  
Appendix 2. Technical paper (updated May 2009) 
Appendix 3.  Summary of comments received and recommendations on individual   

comments 
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Introduction 

Purpose of this Discussion Paper 
The paper looks at the broad issues and options relating to rural subdivision and land use in the 
rural environment.   
 
The rural review is the first since the District Plan was developed in the mid 90’s and was notified 
for submissions in 1998.  
 
The intention of this discussion paper is to introduce the issues that have been identified under 
the current District Plan that are relevant to the rural area and where necessary to suggest 
alternative approaches.  The discussion paper is intended to generate community discussion on 
the issues to support an appropriate policy approach, whether that is consistent with the current 
approach or requires a change in approach. 
 

What is rural living? 
Rural living refers to living in a rural environment rather than an urban environment and is also 
referred to as rural residential development or rural subdivision.  At the 2006 census 11943 
people lived in New Plymouth’s rural areas, which represents approximately 17% of the districts 
total population. 
 
The rural living referred to in this document relates in most cases to rural-residential or lifestyle 
development, where the main purpose of the land is for residential and the land has not been put 
to any productive use in the traditional rural sense.   
 
Rural living can mean many different things. It can be residential in character, rural-residential 
lifestyle blocks/hobby farms, or a rural agricultural property, or anywhere in between. The 
location can be peri-urban (close to the urban boundary) with urban amenities (e.g. reticulated 
water) semi-rural with a close dependence on a nearby service centre, or truly rural and fully self 
sufficient.  Some rural living situations are dependant on the rural activities that occur within the 
rural environment (e.g. farming).    
 
 

Other rural activities 
Other rural activities are also discussed in this discussion paper.  The rural environment supports 
a diverse range of land-uses, and plays an important role in our regional economy.   
 
Other rural land-uses typical throughout the district include agricultural use, horticultural use, pig 
and poultry industry, oil and gas industry and quarries. In most cases these activities locate in the 
rural area as this is where the natural resources are that they rely on or that they want to locate 
away from residential uses.  Industrial and commercial activities that support the rural population 
base, or in some cases have traditionally located in commercial or industrial areas, may also 
locate in the rural area.  Tourism related activities also locate in the rural environment, such as 
holiday accommodation and other services such as restaurants, small scale shops and cafes. 
 
A key aspect of the rural review is to consider the interaction of the typical activities that occur in 
the rural area and how they interact with rural living activities, particularly those activities 
associated with lifestyle development.  
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Why do we need this review? 
Both the Resource Management Act 1991 and the Local Government Act 2002 require councils 
to provide for the needs of the communities through the sustainable management and 
development of land and resources. Good resource management practice requires regular 
monitoring and review to ensure that the effects and cumulative effects of development do not 
compromise the values placed on the landscape and rural character. In line with this the council 
is undertaking a rolling review of the District Plan that involves a staged process of review. 
 
Through the development of the District Plan the council also undertook to review rural 
subdivision policy once the District Plan became operative.  There are some technical issues 
with the interpretation of the rules which will be clarified through the review process.  It is 
important that the District Plan is equipped to sustain the current levels of change being 
experienced throughout the district.  
 
The District Plan was developed during a time of low demand and growth especially in the rural 
areas.  However, the 2006 census has confirmed that the trend of low growth experienced during 
the 1980’s and 1990’s has been reversed with a population increase over the past five years. 
The economy has also been more buoyant and thus the potential for conflict between existing 
and new rural uses has increased.  Due to the increased development occurring in the rural area 
the District Plan provisions are being tested more substantially than ever before. 
 
The community has also identified rural subdivision, particularly in the coastal environment, as an 
important issue, as emphasised in the recently adopted Coastal Strategy (2006). 
 
There are also wider global influences which have an impact on the decisions that the community 
makes. This includes climate change and oil prices and global economic and population trends. 
The likely magnitude of these impacts is not known so it is important that the rural environment 
has an appropriate level of resilience to these issues. 
 

What do we hope to achieve? 
Through this review it is hoped that the policy regime for the next ten years balances the various 
aspirations with those values the community as a whole wishes to retain.  The community needs 
to be comfortable with the level of development and change occurring in the rural area whilst 
recognising that this development is influenced by people’s choices and ability to develop their 
land and build homes for their lifestyle and families.  
 
The capacity for any rural landscape to absorb development is limited and there will always be a 
point when the level of development changes character from rural to something more urban. 
Ongoing monitoring will ensure that if growth exceeds these revised expectations there will be an 
opportunity for further review in accordance with sound resource management practice.  
 
The council recently adopted the Framework for Growth (March 2008), which provides the 
growth directions for the urban expansion of land in the district.  A key assumption of the 
framework is that demand for rural development will remain.  It highlights that currently around a 
quarter of new homes are in rural areas, a trend that it has been assumed will continue.   
 
Other relevant reviews of the District Plan that are currently underway that will have an impact on 
the management of the rural area are Significant Natural Areas and Waahi Tapu and 
Archaeological sites.  A key up and coming review will relate to the management of coastal 
hazards.   
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The current approach in the District Plan 

What is the current approach? 
The District Plan sets out the objectives and policies to be achieved and then identifies methods 
(and rules) to achieve these objectives. Those objectives most relevant to the rural review 
include: 

 To ensure activities do not adversely affect the environmental and amenity values of areas 
within the district or adversely affect existing activities (objective 1). 

 To ensure the subdivision, use and development of land does not adversely affect those 
elements that define rural character while recognising the diverse nature of rural land, and 
land uses (objective 4). 

 To preserve and enhance the natural character of the coastal environment, wetlands, and 
lakes and rivers and their margins (objective 14). 

 To protect and enhance outstanding landscapes and regionally significant landscapes within 
the district (objective 15). 

 
It is intended that these objectives will be achieved through an effects-based policy regime with 
regular monitoring of the effectiveness of methods. 
 
The District Plan is effects based meaning that activities are permitted provided that they meet 
the appropriate standards in the Plan.  If they do not meet these standards then resource 
consent is required from council to undertake that particular activity. 
 

Environment Areas  
A key method of achieving the objectives of the District Plan is to create environment areas.  An 
environment area is effectively a ‘zone’ which is characterised by activities of a like character.  
There is currently one rural environment area for the district.  The District Plan outlines those 
elements associated with activities in the rural environment described as rural character. 
 

Rural subdivision  
All subdivision requires consent and is either controlled, fully discretionary or non-complying.  
Controlled activities are generally non-notified and must be granted, however the council has the 
ability to impose conditions, on those matters the council has reserved its control.  Discretionary 
activities can be declined and all relevant matters can be assessed.  Discretionary activities will 
only be notified (either limited or fully) if affected party approval cannot be obtained or if the 
effects on the environment are more than minor. It is very likely that non-complying consent 
applications for subdivision will be notified.  In 2007 50 per cent of subdivision applications were 
controlled, 49 per cent discretionary and 1 per cent non-complying.  In regards to subdivision, 
where the District Plan sets its controlled activities represents the baseline of what is allowed as 
of right.  
  
Controlled activity rules  
 A 4ha lot size minimum across the district.  

 Or subdivision to include:  

– One lot of 1,000m2; or  

– Two lots of 4,000m2.  
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provided there is a 4ha balance and the land hasn’t been subdivided with these smaller lots 
taken since 5 March 1999. The 5 March 1999 is the date that this provision was deemed to 
be operative (no outstanding submissions in opposition). This date was intended to 
introduce a cap on the capacity for subdivision. 

 Consent is required but council cannot decline (but can impose conditions). 
 
Discretionary activity rules 
 Allows for either  

– Two allotments of not less than 1000m2; or 

– Three to four allotments of not less than 4000m2; 

with no need for a 4ha balance lot or pre 1999 title. 

 As subdivision is fully discretionary, subdivision applications can be assessed against any 
relevant criteria (not limited to the District Plan). This includes as a minimum the assessment 
criteria for discretionary land use consents; other criteria in the RMA (this includes the Act 
itself plus national and regional policy statements); and any other effect. 

 Applications can be declined. 
 

Non-complying activities 
If subdivision occurs outside of the parameters of a controlled or discretionary activity it becomes 
non-complying.  All non complying applications need to be assessed against the objectives and 
policies in the plan and any other matters. Applications can be declined.  
 

Overlay provisions 
Overlays identify areas or items of value or importance to the community and go across 
environment areas:  The key elements of particular relevance to the rural review include  

 Outstanding landscapes (Mount Taranaki and the Kaitake and Pouakai Mountain Ranges). 

 Regionally significant landscapes: (coastal terraces between Mohakatino and White Cliffs, 
White Cliffs, sugar loaf islands and Paritutu, eight river mouths (Mohakatino, Tongaporutu, 
Mimi, Urenui, Onaero, Waiongana, Tapuae, Hangatahua (Stony) and other significant coastal 
areas in the rural area. 

 Coastal Policy Area:  Area along the coast that varies in width (generally 500m landward 
from mean high water springs) where it is appropriate to control development to protect the 
natural character of the coast.    

 
There are no specific rules controlling development in or around outstanding and regionally 
significant landscapes and significant coastal areas.  Some of these areas are in public 
ownership and therefore their protection is reached through other legislation.  However any 
consent that is triggered under the general rules needs to consider the effect on these 
landscapes as they are included in the assessment criteria. This means that each resource 
consent application is assessed based on the effect on landscape character, but note that 
controlled applications for subdivision cannot be refused.  
 
The Coastal Policy Area has no specific requirements for subdivision and is treated the same as 
the wider rural area.  Excepting that there is requirement for an esplanade strip regardless of lot 
size. There are additional land use rules relevant to the rural area, resulting in resource consent 
being required for the following: 

 Erection of structures, excavation and filling and vegetation clearance in dune, wetland and 
estuarine area as a restricted discretionary activity. 
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 The construction of roads as a controlled activity; 
 
Other overlay provisions that influence the rural area include: 

 Coastal Hazard areas (OL11-14), Norfolk and Inglewood Faultline Rules (OL23-27) and 
Flood Hazard Areas (OL28-33):  Land use rules on erecting buildings and establishing 
hazardous facilities and subdivision is a discretionary activity. 

 Heritage Buildings(OL34-39), Notable Trees (OL43-52), Significant Natural Areas (OL59-60) 
and Waahi Tapu and Archaeological sites (OL81-87).  Land use rules, destruction and 
building and subdivision is a discretionary activity. 

 Preferred esplanade reserves or strips (OL56) and Priority waterbodies (OL57):  Subdivision 
is a discretionary activity and there is a requirement for an esplanade strip. 

 Volcanic Hazards area (OL80):  Land use rules on erecting a hazardous facility. 

 High voltage transmission lines (OL40):  Land use rules on erecting a building. 

Land use rules 
 
The District Plan is effects based meaning that if an activity meets the rules for an area then is 
able to locate there.  The plan does not list activities but instead has thresholds of acceptable 
effects.  Land-use rules are included in the rural area to ensure that effects are appropriately 
avoided, remedied or mitigated so that rural character is maintained.  When a permitted standard 
is breached consent is required for a restricted discretionary activity and the assessment is 
limited to those matters identified in the assessment criteria.   There are also some controlled 
activity or non-complying activity provisions. 

 
The following land-use rules, that if breached require a consent for a restricted discretionary 
activity are particularly relevant. 
 
Development standards relating to the activity (e.g. habitable and non-habitable buildings): 

 An allowance for two houses on each rural lot as a permitted activity (Rur12), except for 
Papakainga housing which can have up to 10 (Rur 11). 

 A maximum 35% site coverage and front yard site coverage for sites less than 4000m2 
(Rur14 and 15). 

 A 10m setback from a road for sites greater than 4,000m² (Rur16). 

 A 5m (sites 4000m2 or more) or 1.5m (sites less than 4000m2) setback from the side 
boundary (Rur17 and 18). 

 Maximum height for habitable buildings of 8m in and other buildings 10m (Rur9 and Rur10). 

 Minimum setback for habitable buildings from intensive pig and poultry farming requiring a 
controlled activity consent (Rur20-Rur32). 

 
The following environmental effects based rules could be relevant; 

 Traffic generation rules identifying the maximum daily trip generation that is appropriate (Rur 
101 and 102).  This controls the establishment of high traffic generating activities. 

 Rules relating to Hazardous Substances and establishing hazardous facilities control the 
location of some activities (e.g. oil and gas) (Rur 65-69). 
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 Emission of light and maximum level of light overspill measured at the notational boundary of 
the receiving site (Rur85-87). 

 Noise standards controlling noise generated from activities (Rur 88-92). 

 Earthworks provisions controlling excavation and filling (Rur 60-64). 
 
An assessment of land-use rules and how often they were triggered for resource consent was 
undertaken for 2007.  This showed that the most commonly triggered rule with approximately 14 
different consents was Rur16 (requiring the setback from the road for sites greater than 4000m2) 
and that there were eight for the side boundary setback of 5 metres for sites greater than 
4000m2.  Traffic generation was triggered five times.  It appears in most cases activities locating 
in the rural area are able to meet the environmental effects based rules, as few rules were 
triggered. 
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Monitoring outcomes 
 
An analysis of development trends and monitoring of the impact of development on landscape 
and rural character has been undertaken to inform the review.  The following key trends have 
been identified.1 
 
Key trends in rural residential land-use 
 
Land-use data has been assessed over time to get an understanding of how the rural area has 
developed.  These have also been assessed to forecast forward to what can be expected to 
occur in the rural area in the future. 
 
The main trends from this monitoring are identified below: 
 
 Rural living has shown a more steady growth rate than the urban area which has been 

subject to a greater level of fluctuation.  There has been a steady upward growth trend in the 
rural area, with the most significant growth occurring since 2000. While the number of 
residential and lifestyle properties in the rural area has grown a smaller amount in total 
number the percentage growth has increased at a greater rate than the urban area, 
suggesting an increasing trend towards living in the rural area. 

 
 There has been a significant increase in the number of ‘vacant’2 lifestyle and residential 

properties in the rural area that have the potential for development.   In 2007 there were 1001 
properties that had the potential for further development ‘as of right’ 

 
 A large number (45 per cent) of lots created since 1999 have been between 4000m2 and 

4 hectares and the average size of a property in the rural area has reduced from two 
hectares in 1996 to 1.7 hectares in 2007.  This shows that lifestyle and residential properties 
are getting smaller in the rural area. 

 
 Although building consents for new dwellings have increased significantly outside of the peri-

urban area there is some land that can be further subdivided as a controlled activity close to 
New Plymouth, particularly within the 10km buffer.    

 
 Although more than 60% of the Coastal Policy Area could be subdivided as a controlled 

activity, this is a relatively small area with only 2300 hectares available.  Development within 
three kilometres from the coast has steadily increased since 2000, at a comparative rate to 
the general rural area.  

 
 The ring plain and the area below the outstanding landscapes, have land available that could 

be subdivided as a controlled activity.  
 
 There is sufficient capacity in the current District Plan provisions and the land technically 

available to be subdivided as a controlled activity to meet future forecasted growth in the 
rural area. 

 

                                                  
1 Data has been assessed up until the end of 2007.  2008 data will be considered when it becomes 
available.  
2 Vacant properties are those that have not been developed or improved for lifestyle or residential use.  Vacant 
does not mean that a property is available on the market. 
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Key trends and outcomes from landscape character monitoring 
The council commissioned LA4 in 1995 to carry out a visual landscape assessment and identify 
rural character areas with the conclusions largely incorporated into the now operative District 
Plan.  In late 2006 LA4 returned to review their report and identify any changes to landscape 
character.  The main issues that came out of this review were:  
 
 There has been a change in landscape character in some areas of the district since 1995. 

 
 In particular there has been a change in landscape character in areas where visibility 

combines with highly valued landscape. This means it is development on the rising slopes 
around Mt Taranaki and the ranges and in pockets along the coast which are of main 
concern to landscape character.   

 
 In some cases rural character is beginning to change from rural to something more urban.  

This is particularly the case in the ring plain and is focused along rural roads.    
 
 It is the density of development that is the main concern for the rural area as opposed to the 

design of individual dwellings. 
 
 A policy response is required to ensure that the landscape character of those areas of the 

district under threat is not lost, particularly the outstanding landscapes and coastal 
landscapes. 

 
 Regular monitoring is required to ensure that landscape character is maintained. 

 
These monitoring outcomes have assisted with identifying issues and developing options.  For 
further information about development trends and landscape monitoring refer to the background 
paper to this discussion document. 
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Issues identification  
 
Through previous consultation, research and monitoring a number of issues have been identified 
which need to be raised through this review. One purpose of the discussion paper is to get an 
understanding of what the issues are and to identify whether there are other issues to add to the 
list. The issues listed below are those that have been identified that are of concern, where it is 
necessary to consider whether a change in approach is required   
 
1. Landscape effects of development in the coastal area 

2. Protection of outstanding and regionally significant landscapes 

3. Landscape effects of development on the Ring Plain and the setting of the Outstanding 
Landscapes 

4. Maintaining rural character 

5. Managing cumulative effects 

6. Conflicts between land uses 

7. Managing reverse sensitivity 

8. Viability of industry in the rural area 
 
 
 
 
 

Issue 1:  Landscape effects of development in the coastal area 
Recent consultation on the Coastal Strategy 2006 identified concern from the community that the 
coastal area and associated landscapes are under pressure from rural subdivision and 
development.  Since this time monitoring has shown that a quarter of building consents for new 
dwellings are within 3km of the coast.   
 
The landscape assessment undertaken by LA4 in 2006 concluded that in the area between 
Urenui west to Oakura the subdivision use and development is beginning to “blend together” 
making the natural character vulnerable.   
 
The District Plan has a Coastal Policy Area overlay, which has been identified to protect the 
natural character of the coast3.  Resource consent is required in the Coastal Policy Area where; 
there is a requirement for an esplanade strip; where a dune or indigenous vegetation is 
disturbed; and for the building of new roads.    The landscape assessment suggests that the 
current controls are not sufficient to protect the natural character.  There are currently no 
additional provisions capturing the subdivision of land or the building of a new dwelling in this 
area. 
 
Within the Coastal Policy Area over half of the existing land is available for subdivision 
(approximately 2300 hectares).  This suggests that under the current rules that there is the 
potential for further development in the Coastal Policy Area, which has the potential to impact on 
the natural character of the coast. 
 

                                                  
3 The LA4 landscape assessment concluded that the Coastal Policy Area was in the appropriate location from a landscape 
perspective. 

Issues 1-3 deal with landscape character and special features.  New Plymouth District is 
defined by its natural features, contributing significantly to the rural landscape.     
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A key issue is whether further controls are included in the Coastal Policy Area to protect the 
natural character of the coast.  This could include additional subdivision controls and additional 
land use controls on locating dwellings.   

Issue 2:  Protection of outstanding and regionally significant landscapes 
The landscape assessment reconfirmed the importance of the outstanding and regionally 
significant landscapes.  The outstanding landscapes identified in the New Plymouth district 
(Mount Taranaki and the Kaitake and Pouakai ranges) are in public ownership and have not 
changed in landscape character over the last 10 years.  A similar conclusion was reached in 
regards to the regionally significant landscapes although it was also suggested that the Eastern 
Hill Country be added to the District Plan as a regionally significant landscape, because of the 
ecological and natural character qualities of the bush.   
 
However, comment was made about the areas that provide the setting to the outstanding and 
regional landscapes that have changed in character over the last 10 years.  In particular the 
coast between Mimi and Oakura and the slopes of the Kaitake and Pouakai ranges have 
changed (as discussed in Issue 3). 
 
Although the outstanding and regionally significant landscapes are identified as overlays in the 
District Plan there are no additional controls relating to development.  There is low risk of 
development in some of these areas as they are in public ownership and therefore this is not 
seen as a significant issue, however it is a concern in some of the regionally significant areas.  

Issue 3:  Landscape effects of development on the Ring Plain and the 
setting of Outstanding Landscapes 
The landscape assessment concluded that the ring plain area west of New Plymouth is sensitive 
to change and has shown a change in character over the last 10 years.  
 
In particular the scattered buildings around the 
northern slopes of the Pouakai and Kaitake Ranges 
and on the slopes of the Ring Plain to the north of 
Mount Taranaki are impacting landscape and also 
rural character.  This area is particularly sensitive to 
change due to its role in providing a ‘setting’ for the 
outstanding landscapes behind.  The change is 
particularly noticeable due to its visibility from SH45 
and SH3 and the network of local roads.   
 
More intensive development is identified up 
Carrington, Surrey Hill, Koru and Plymouth roads.  
Development around Oakura is also expanding up the slopes to the Kaitake Ranges.  An 
increase in development west of Inglewood and Egmont Village is identified particularly up 
Lepper and Egmont roads. 
 
The landscape assessment identifies the area as a ‘threshold’ area where there is a transition 
between being rural and something else. The general density of dwellings is identified as the key 
reason for landscape change as opposed to the design of individual dwellings.  The assessment 
recommends that further subdivision and land-use controls are put in place to halt the change in 
landscape character.    
 
A key issue is whether further controls are included in parts of the ring plain to protect the 
landscape character.  This could include additional subdivision controls and additional land use 
controls on locating dwellings.   
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Issue 4:  Maintaining rural character 
Rural character is a broad concept that helps to distinguish between what makes the rural area 
rural as opposed to urban.  The District Plan provides a description of rural character by listing a 
range of activities that are typical in the rural environment such as; spacious areas of pasture, 
low density and widely spaced built form, infrequent intensively developed industrial sites, areas 
of vegetation or rural noise. 
 
The District Plan anticipates a rural environment that is ‘country’ and spacious and also busy in 
nature, with some industrial uses.  It currently does not discuss lifestyle development but does 
refer to ‘houses’, although this is more in the context of housing relating to associated farming 
activities.    
 
This issue is focused on rural character in the general rural area where there are not particularly 
special landscape values.  These landscape concerns are covered in issues -1-3 above (e.g. 
coast and outstanding landscapes). 
 
Minimum allotment sizes are a key tool in the District Plan for influencing rural character as 
smaller lots are often utilised by land-uses that are not traditionally rural. The reasons for Policy 
4.1 of the District Plan state that there is a need to maintain large allotment sizes in the rural area 
supporting the viability of agricultural related farming activities, while also providing the 
opportunity for a limited number of smaller lots, typically for retirement and lifestyle purposes.  An 
increase in smaller lots encourages a more diverse range of activities into the rural environment, 
that would not be viable on larger sites.  With the increase in smaller lots and in associated 
lifestyle and residential development in the rural environment there is the potential for impacts on 
rural character.  
 
The increase in smaller lots that have been built on has impacted on the density of development 
in the rural area, particularly in terms of lifestyle development.  As areas are more intensely used 
then there is the potential for the character to change.  Controls are included in the District Plan 
to ensure that amenity is maintained as a result of the increase in subdivision.  For example 
there are controls on setbacks from side and road boundaries). 
 
The District Plan land-use provisions control the effects that activities generate on the 
environment as opposed to the type of activity that can locate in the rural area.  The key rules 
controlling the location of activities (e.g. noise, light overspill, hazardous substances, traffic,) are 
designed to recognise that the rural area is a ‘working environment’, where there are rural and 
industrial associated activities and where spaciousness is expected.  As a more diverse range of 
activities locate in the rural area this has the potential to impact on rural character and the 
effectiveness of the land-use provisions becomes more important as they are tested.  Additional 
land-use provisions could be introduced to specifically work towards maintaining rural character, 
for example a requirement for a separation distance between dwellings and removing the 
allowance of two dwellings on a site.  
 
There are visual effects from an increase of different activities locating in the rural area.  Smaller 
allotments can result in more ‘intense’ areas of built form which can impact on rural character.  In 
some areas this will have limited impact as activities can effectively hide in the landscape (parts 
of the ring plain are able to absorb development), while in other areas the impact on rural 
character can be very visible.  Despite the ability to hide buildings, particular elements that may 
be visible and that can impact on character, are the increases in the number of driveways, 
physical features close to the road and more cars on the road. 
 

Issue 4 is about retaining rural character.  Rural character is the combination of those 
elements that make the rural area distinctively rural as opposed to urban.  Managing 
cumulative effects of development is discussed under issue 5.   



 

 Discussion Paper 
Subdivision and Land Use in the Rural Area 

12 

There are some benefits of rural residential development that can impact positively on rural 
character.  For example the subdivision process sometimes provides the opportunity to formally 
protect areas of bush and wetlands, and also to secure public access to rivers, streams and the 
coast.   
 
Recent landscape monitoring has suggested that rural character be defined more accurately in 
the District Plan so that it provides a clearer hierarchy of uses, with an emphasis on rural 
activities as the key defining factor of rural character.  Altering the definition of rural character will 
effectively alter the baseline of what is acceptable in the rural area and will raise the bar for 
activities trying to locate in the rural area.   This potentially could also impact on where some of 
the threshold levels for rules in the District Plan are set.  
 
Landscape monitoring has suggested that there are some areas where there has been a change 
in ‘rural character’ as a result of increasing lifestyle development in particular, as some areas 
change from something rural to something more urban.  This change in rural character is more 
significant in some of the more sensitive areas of the district where development can have a 
greater impact.   As there is the potential for further subdivision of the rural area as of right, under 
the existing rules, it is likely that there is the potential for further changes in character as the rural 
area is further developed. 

Issue 5:  Managing cumulative effects 
There is a concern that through the consent process the cumulative effects of development are 
not able to be considered effectively and are impacting on rural character.  A cumulative effect is 
defined in the Resource Management Act as an effect that arises over time and that arises in 
combination with other effects.  Therefore a cumulative effect is not just one effect, but a 
combination of effects.  A cumulative effect is evident when the capacity of a resource is 
reached, and any future development, along with other factors will cumulatively effect the 
environment.   
 
Cumulative effects are challenging to manage for a mainly subjective matter such as rural 
character and the capacity of the resource (which in this case is the rural landscape) is to some 
extent dependant on the values of the community. 
 
Assessing cumulative effects are particularly an issue for the land-use provisions of the District 
Plan as they are mostly assessed as a restricted discretionary activity.  This limits the ability to 
consider a wide range of issues (some that may not have been anticipated by the assessment 
criteria) when assessing an application.   
 
In a similar way it is important that the current District Plan has set its baseline at the appropriate 
level so that cumulative effects can be managed.   This is particularly important as there is the 
potential for further controlled activity subdivisions in the rural area.  60% of the ring plain has not 
been subdivided under the controlled activity rules, so there is the potential for further subdivision 
as of right, which suggests that cumulative effects will become an increasing problem.  
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Issue 6:  Conflicts between land uses 
The rural area supports a range of activities.  Some activities locate in the rural area as it has 
natural resources that they require or the areas of open space, so that they do not conflict with 
other land-uses in close proximity.  These include traditional agriculture and horticulture uses, the 
oil and gas industry, quarries and the poultry industry.  With the increasing rural residential land 
use across the district, there is the potential for increased conflicts between these different 
activities. 
 
When a new activity comes into an area or changes in operation this can lead to concern from 
residents.  The rules in the District Plan are meant to represent an acceptable level of rural 
character or the level of effect that is appropriate to manage land-use conflict.   
 
The District Plan sets thresholds that establish appropriate levels of effects on the environment.  
If an activity meets these standards then it is permitted to locate in the rural area.  The most 
obvious effects from rural and industrial type uses that cause conflict with surrounding rural 
residential activities are noise and traffic. 
 
Noise can impact on rural character and on residents in the rural area.  Increases in the volume, 
frequency and type of noise due to industrial uses locating in the rural environment and from 
farming practices becomes an issue when rural residential development is located close by.  The 
District Plan deals with this issue by requiring that noise be measured at the notional boundary 
(e.g. a distance from the closest dwelling) as opposed to property boundaries, providing 
protection to existing residential activities.  Few complaints have been received from lifestyle 
dwellers living in close proximity to existing activities.    
 
Increased rural development increases vehicle trips. This can impact on residents by increasing 
levels of noise, increasing the number of vehicles on the road and impacting safety and 
character.  The increasing use of the roads for heavy vehicles, particularly when combined with 
increasing lifestyle traffic is a particular issue. In a similar way there is the potential conflict 
between other uses (lifestyle and industrial) with traditional rural uses (e.g. farm animals on 
roads). If an area develops to an extent that an upgrade to the road is required then this can 
ultimately change the rural character of an area.   
 
There are other nuisance effects of activities that are not in the jurisdiction of the District Council 
including dust and smell that are commonly associated with discharges to land, air and water.  
However, the location and management of land-use activities impacts the intensity of these 
effects.   
 
The community at times is also concerned about potential effects, which are often perceived as 
opposed to real.  This can be the case when an individual is more concerned about the activity 
itself as opposed to the effects that it generates.  The District Plan does not control activities 
based on perceptions where there is no proof of an actual effect. 
 
The key issue is that with the mix of lifestyle dwellers, rural activities and industry in the rural 
area there is greater potential for land-use conflict.  Comprehensive land-use controls need to 
ensure that the level of conflict is managed, and that some protection is given to rural residents 
that there will be a certain level of rural amenity.  However, there also needs to be some 
community acceptance about the kind of effects that are appropriate in the rural area, particularly 
industry that is not acceptable elsewhere.   

Issues 6-9 are about land-use conflicts.  As a diverse range of activities (lifestyle, industry, 
rural based activities) locate in the rural area this has the potential to impact of the amenity 
that residents enjoy and also the potential to impact on the viability of industry to operate 
effectively. 
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Issue 7: Managing reverse sensitivity 
Reverse sensitivity is a term used to describe the impacts of new activities on prior or existing 
activities, which can in some cases limit the ability of already established activities to continue.  
The main concern with reverse sensitivity in the rural area is the impact of rural residential 
activity locating within close proximity to existing rural or industrial type uses.  
 
As the rural area supports a mix of land-uses a range of environmental effects from activities 
operating in these environments is common.  This can result in new rural residents who are now 
being exposed to these ‘rural’ effects being concerned about the level of amenity they are 
experiencing.  In some cases activities subject to complaint are lawfully established.  However, 
the close location of residents expecting a certain level of amenity may now limit any future plans 
for expansion and can limit how the business is managed in the future.  In some cases there is 
an increase in the number of complaints received and the activity now seems to be out of place 
in the environment.  The particular issues that have been identified for the rural environment are: 
 
 Rural lifestyle development is locating close to existing established farming, agricultural and 

horticultural activities.  These are established rural land-uses and there is concern that their 
operation will be compromised by people living in closer proximity to them.  In many ways 
this is a very difficult ‘effect’ to manage due to the dispersed nature of farming activities 
across the district and the range and type of effect typically associated with farming.  

 
 Rural lifestyle development is locating close to existing oil and gas sites, impacting their 

ability to operate efficiently.  Sites can appear to be unutilised for prolonged periods, and 
then go through periods of intensive use when another phase is progressed. 

 
 Rural lifestyle development is encroaching too close to existing poultry and pig farms, 

impacting their ability to operate efficiently and in particular reducing their ability to expand.   
 
The District Plan identifies reverse sensitivity issues in Policy 1.3, and goes some way to 
addressing reverse sensitivity in the rules relating to setbacks from intensive pig and chicken 
farms4.  However no other specific provisions are included to deal with other reverse sensitivity 
matters. 
 
A key issue is whether the District Plan should make further provision in its rules to further restrict 
residential development from locating around existing agricultural and industry related activities 
in the rural area.  This could include restrictions on subdivision and land-use, the use of setback 
rules, or a requirement for habitable buildings to protect themselves from the industry they are 
locating next to (e.g. landscaping to reduce visual effects, noise attenuation to deal with noise 
effects).   
 
 
Issue 8:  Viability of future industry 
 
Particular industries are locating in areas due to 
the resources that they provide and some are 
clustering, particularly around strategic transport 
links.  In some cases inappropriate mixes of 
industry and residential use are occurring, which 
is impacting on these industries, and also on the 
quality of life of residents.   
 

                                                  
4 Rules Rur20-31 require resource consent for a controlled activity if building a habitable building (dwelling) within 
a certain distance to a chicken or poultry farm. A controlled activity consent has to be granted, but conditions can 
be imposed. 
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Some concern has been expressed that the viability of particular industries that are dependant 
on natural resources, are being compromised by the increase of rural residential subdivision 
across the district.   Effectively allowing for subdivision across the rural area is in some cases 
limiting the options for industry to locate, particularly in areas that are rich in natural resources.  
 
The subdivision and development process does not safeguard resource rich areas of the district 
so that the surrounding land is protected from future rural residential development.  Such 
protection mechanisms are not used in the District Plan and effectively market forces have a 
strong impact on how the rural environment is managed.  However, this may become a potential 
issue for the district as the rural environment supports some of the districts major industries, 
including in particular dairying, oil and gas and quarries. 
 
A key issue is whether the District Plan should restrict residential development from occurring in 
areas that are likely to be used by these key industries.  For example it could restrict further rural 
residential development in particular areas where there is expected oil exploration and 
production activity.   
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What are the big picture issues?  
 
This section discusses some of the big picture issues showing the relationship between the 
council’s wider objectives under the Community Plan, and how they relate to the District Plan.   
 
Five big picture issues have been identified which are: 

1. Providing a ‘balanced’ approach. 

2. Strategic management of the rural area. 

3. Maintaining rural communities. 

4. Servicing the rural community. 

5. Cultural issues. 
 
Discussion on these issues informs the debate on how the District Plan can achieve long term 
sustainable outcomes in the rural area and also influences some of the options that are put 
forward for discussion. 

1. Providing a ‘balanced’ approach 
It is necessary to provide for sustainable communities through a balanced approach to 
development.  The community through past submission processes has expressed some 
concern over the impacts of development on the natural environment and how these will be 
protected into the future. In a similar way the community has signalled the need for a 
prosperous district providing development and living opportunities.  Balancing these 
objectives is the key planning challenge of the District Plan.   

 
The increased use of the rural area can lead to increased pressure on the environment.  It is 
important that environmental quality is maintained by managing these impacts (e.g: effects 
of run-off and downstream impacts).  There are often competing environmental objectives 
(e.g: protecting public access vs protecting vegetation), which need to be worked through.  
There is also competition for resources (e.g water takes for residential use vs productive 
use) which need to be considered.  
 
The current objectives and policies promote this balance by recognizing the need to protect 
rural character from both subdivision and development, while recognizing the diverse nature 
of rural land uses.  A key issue is whether the balance has been translated effectively into 
the rules and other provisions of the plan and whether this is still what the community wants 
to see in the district.  It is also useful to test if this is a sustainable long term approach for the 
district. 
 

2. Strategic management of the rural area 
A key concept with the review is balancing the protection of the natural environment and the 
‘character’ of the rural environment while also providing choice and opportunity for 
individuals to live in the rural area. In the same way the rural area provides a platform for 
business and industrial activities due to its natural resource base and its space to effectively 
‘absorb’ effects.  Good management of the rural area will be a strategic advantage for the 
district and provide opportunities for the community and assist with achieving our 
prosperous outcome. 
 
The current District Plan was drafted with the intention of providing a range of opportunities 
for landowners to subdivide land, allowing people to live across the rural area, and to not be 
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concentrated in one particular area.   In a similar way it allows the opportunity for industry to 
locate and take advantage of the business opportunities in the rural area.  The current 
approach also assists with achieving public access and recreation objectives, as there is 
greater ability to take an esplanade area through the subdivision process.  Any impact on 
these approaches needs to be seriously considered. 

3. Maintaining rural communities 
Development in the rural area can also 
impact on the future of rural communities.  
The demographics and land-use patterns 
in the rural area have changed over the 
years reflecting the economic and 
government policies in place.  The make 
up of these communities is very different 
than previously, particularly when looking 
at changes in land-use and with the 
increase of lifestyle development in the 
rural area.   The current subdivision and 
land-use provisions are influencing the 
make up of these rural communities and in 
some cases have supported communities 
that were previously not sustainable. 

4. Servicing the rural community 
Changing development patterns in the rural areas will have implications for service delivery 
(water, schools, community facilities, shops, etc).  As a wider range of people move into the 
rural area community expectations regarding the levels of service that will be provided have 
increased.  This has placed increased pressure on the council and other entities as service 
providers.  It is important that expectations on service provision are managed so that a 
sustainable and efficient approach results.  With the dispersement of the rural community 
this can place pressure on services including roads and emergency services such as fire 
(particularly an issue if there is not sufficient water available). 

 
Development contributions are currently taken for new developments and are a growth 
related tool that can assist with future service provision. This means that if there is increased 
or significant ‘growth’ that the council can charge a development contribution which will deal 
with the servicing requirements relative to development.  This eliminates the burden to the 
ratepayer of servicing growth related development.  Development contributions are currently 
collected across the district and are not targeted to rural issues.   

 
Increased provision of traditionally ‘urban’ services could lead to the rural area becoming 
more ‘urban’ in the way that it operates and effectively can change the character of the rural 
lifestyle.  It is important that what ever is considered takes into account the need for 
sustainable and connected communities. 

5. Cultural issues 
While consultation has yet to occur with tangata whenua, Ngāti Tama, Ngāti Mutunga, Ngāti 
Maru, Ngāti Rahiri, Otaraua, Pukerangiora and Ngāti Tairi will have particular interest in this 
review as the majority or all of the land within their traditional rohe is situated within the rural 
environment area. However all iwi/hapū will be given the opportunity for input into this 
review.  The way in which development is managed therefore must provide for the 
relationship of these iwi/hapū and their culture and traditions with their ancestral lands, 
water, sites, waahi tapu and other taonga. 
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The Resource Management Amendment Act 2005 clarifies requirements for local authorities 
to involve iwi in their resource management planning and policy making, as well as clarifying 
that there is no duty to consult with anyone at the consent application stage.  The rationale 
for these changes was for council plans and policies (including any reviews of such plans 
and policies) to better reflect the interests of iwi, reducing the need to address these issues 
repeatedly at later stages, for example during the resource consent stage. 

  
The rural area is important to tangata whenua as it represents a cultural landscape that has 
many places of importance from a historic perspective.  Through the development of the 
Coastal Strategy5 and the Waahi Tapu and Archaeological site review some key issues have 
become evident.  The protection of heritage sites and waahi tapu in the rural area are 
particularly critical.  The future management of the rural area and how this impacts on the 
cultural landscape is also important.6  There is also the opportunity for tangata whenua to 
live in and develop the rural area in a more traditional sense.  The importance of cultural 
issues is relevant to most of the issues identified and will be impacted on by the options up 
for discussion.  Further discussion with Maori will work to define the key issues and how 
they can be dealt with in the rural review process.   
  
Te Runanga o Ngāti Mutunga (TRoNM) have begun preparation of an Iwi Management Plan 
(IMP) for their rohe with assistance from the Ministry for the Environment (MfE).  They have 
informed council staff that they are aiming to complete and lodge the IMP with NPDC by 
February 2009.  As part of the process of implementation, TRoNM and MfE will undertake 
training with NPDC staff to outline how the document can be used in our planning 
processes.  If this IMP timeframe is adhered to, council will need to consider its content in 
relation to the rural review.    

 

                                                  
5 Refer to Mana Whenua Mana Moana Paper Feb 2006.  This paper was developed by the Mana 
Whenua Reference Group as part of the Coastal Strategy process 
6 Note that Maori Land is not subject to council subdivision processes and is partitioned under a 
separate process. 
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Potential Approaches 

 
Four broad policy approaches have been identified to assist in the options consideration process.   

1. Flexible approach 
Involves dispersing development across the rural environment area so that the effects of 
development are not concentrated and to some extent are ‘lost in the landscape’.  This 
allows the opportunity for rural living and development across the rural area.  A 
comprehensive set of controls are required to support this approach to ensure that the 
effects of activities do not adversely effect the environment.  In addition rigorous monitoring 
is required to ensure that the policy is being achieved.  The current District Plan provides a 
strong element of this approach. 

2. Protection approach 
This involves restricting development that will impact on important areas or natural features.  
The current District Plan relies on this approach to achieve a number of its planning 
objectives.  Overlays are used to provide a greater level of protection than the underlying 
environment area.    

3. Directing approach   
This requires a more directive approach to development, which is normally achieved through 
zoning.    In its extreme, development will be directed into particular areas (e.g. where 
landscape effects are minimal and where land is less useful for productive purposes) and 
restrictions on development may be put in place in the general rural area.   

4. Managing approach 
Managing development can be a combination of the above three approaches.  This could 
involve allowing an element of flexibility in where development can locate and also the ability 
to locate rural residential development in the same areas.  It could also promote protection 
of areas.  This would ultimately represent a balanced approach to resource management. 

 
There are elements of the above approaches in the potential options identified below. 
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Potential Options 
 
Specifically we are seeking feedback on the following options to determine which 
issues are important to the community and warrant detailed solutions.   
There are elements of the approaches identified in the options below.   As suggested in the 
managing approach these options are not mutually exclusive. It is possible to take a mixed 
approach which takes into account the differing rural and landscape character throughout the 
district.   

Option 1:  Effects based 
Continue current effects based approach for rural subdivision and land use with no changes.  
This option is supportive of rural lifestyle choices whilst dispersing the demand and the effects. 
This would result in: 

 Maintaining a single rural environment area. 

 Retaining the current lot size minimums for controlled and discretionary activities. 

 Retaining existing overlays and associated provisions. 

 Retaining current land use provisions (criteria for new homes), including two houses per 
section as a right. 

 
Implications  
This will effectively be business as usual for the rural environment by retaining the current flexible 
approach to development in the rural area allowing for a diverse range of activities.  Of major 
concern will be the impact on landscape and rural character and in particular outstanding 
landscapes if development in the rural area continues.  The on-going management of land-use 
conflicts and the management of cumulative effects would remain a concern.  
 
This only becomes a viable option if a rigorous monitoring programme is established to ensure 
that the important values are not further compromised.  However, it is likely that if development in 
the rural area continues at a similar rate there will be a point where rural and landscape 
character change. 

Option 2:  Effects based with greater protection 
Continue current effects based approach to subdivision and dispersed subdivision policy but 
review land use and subdivision rules to better control the effects of development, and in 
particular protect important landscapes and maintain rural character.  This would involve: 

 No significant changes to objectives and policies. 

 Maintain a single rural environment area. 

 Retain existing overlay area for the Coastal Policy Area but introduce land-use and 
subdivision rules to control the effects of development on the natural character. 

 Develop an additional overlay in the ‘transition area’ on the slopes of the mountain and the 
ranges and introduce land-use and subdivision rules to control the effects of development.  
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 Retain the approach promoted in the current lot size minimums for controlled and 
discretionary activities in the general rural area, but clarify the intention of the provisions and 
restrict small lots in sensitive areas (outstanding landscape areas and coastal policy area) 
and also reconsider the extent of the small lots in the ring plain.  

 Review land-use provisions so that rural character issues are dealt with (e.g. setback from 
roads, side boundaries, between dwellings and one lifestyle dwelling per lot).  Also 
reconsider the appropriateness of restricted discretionary activities and look at methods for 
managing cumulative effects. 

 Review land-use and subdivision provisions to deal with reverse sensitivity issues associated 
with conflicting land-uses. 

 
Implications 
This will allow the rural environment to operate in a similar way to what it currently is, but with 
greater management and protection of rural and landscape character. Overlay areas will be used 
to protect special areas such as the coast and the slopes of the mountain and ranges.  This will 
impact directly on individual rights to subdivide and develop in these areas.  The general rural 
area will be managed in a similar way as presently, with some level of dispersed subdivision 
across the district.   
 
Greater consideration will be given to the impacts on rural and landscape character.  Stronger 
land-use and subdivision controls will be included to ensure rural character is not compromised 
and that existing activities in the rural area do not affect lifestyle uses coming in.    
   
Similar to option 1 this only becomes a viable option if a rigorous monitoring programme is 
established to ensure that important values are not further compromised.  Of particular concern 
will be the ability to manage the cumulative effects of development in the general rural area. 
 
If this option is progressed the development rights of those within areas more sensitive areas will 
be limited further than under the current District Plan provisions. 

Option 3:  Focus lifestyle growth 
Focus rural lifestyle growth within suitable rural areas by consolidating demand in identified 
locations where the landscape can accommodate change and where this is the most efficient use 
of the land. The criteria would be based on the characteristics of the land and the capacity of the 
landscape to absorb change.   Changes will be required to objectives and policies and rules (this 
could be done in combination with option 2 above). 
 
This could be achieved in two different ways. 
 
a)   Choosing locations for development 

This would involve identification of different rural character areas in urban fringe locations 
(developing rural residential lifestyle areas) 

  Increasing densities and consolidating demand at the urban edge where landscape 
character is more lifestyle than rural and where the land is suitable for some 
intensification, but is not be suitable for future urban expansion. 

  Changes to the objectives and policies required to acknowledge concentrated rural 
residential development in certain locations. 

  Development of rural residential lifestyle area with associated lot sizes, subdivision 
provisions and land-use provisions. 
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  Area could be predominately for rural living lifestyle purposes, with restrictions on other 
types of non-residential developments within the area to reduce land-use conflicts and 
reverse sensitivity issues.  

  This could be done in combination with option 2 or option 3(b) below. 
 
Implications 
This approach would provide some certainty for the public about where densities could be 
increased, without compromising rural and landscape character in the general rural area. 
However it takes a more directive approach to development which is not consistent with the 
current approach in the District Plan. 

 
Consideration could be given to limiting the ability to subdivide for lifestyle purposes in the 
general rural area. Alternatively the current subdivision policy could remain and these areas 
may provide for a gap in the market that has the effect of decreasing the pressure on the 
general rural area.  
 
Lifestyle areas on the fringes of the city could reduce pressure on the wider rural area but 
lead to an increased requirement to provide good quality servicing (including roading) 
impacting on rural character in these areas.  These areas would then effectively become 
‘urban’ and may not be an attractive option to those seeking a rural lifestyle. 

  
b) Changing the approach to lifestyle subdivision in the rural area 

This would involve changing the approach to subdivision in the rural area and moving away 
from the flexible subdivision policy.  This would restrict the current level of development 
across the rural environment.  This could be achieved by increasing the activity status of 
subdivision to discretionary, changing the minimum lot size so large lots are required or 
other such considerations.  The changes required would depend on what approach was 
promoted, however changes would be required to the objectives and policies to 
acknowledge the change in subdivision approach. 

 
Implications 
This option acknowledges the issues with development in the general rural area and the 
need to maintain rural character.  
 
Depending on how this option was developed it is likely that there would be an increase in 
third party rights, particularly of those affected by development that live in the area.  It is 
likely that those wishing to subdivide would have less certainty of their ability to do so.  
 
If this option is progressed the development rights are likely to be limited further than under 
the current District Plan provisions. 

Option  4:  Protecting the landscape 
This option is about maintaining natural values that are important to the community by protecting 
distinctive landscapes.   
 
This could be achieved in two main ways:  
  
a)  Using landscapes as a basis for rural subdivision and development   
 This would involve identifying landscape areas across the rural area where different levels of 

development would be appropriate.  This could result in the following: 

  Changes to objectives and policies to acknowledge the landscape as the key issue in 
the rural area. 
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  The identification of different rural environment areas (which may be more extensive 
than the existing overlay areas) to achieve a higher level of protection to control 
development.  As a result some areas may be identified for more intensive rural 
development such as in option 3 a) above. 

 
Implications 
This would be a significant change in approach from the current rural provisions.  The 
approach would allow rural development to occur in areas where the landscape character 
could accommodate a level of change, and would effectively restrict subdivision in areas 
sensitive to change.  It would impact development potential across the district and 
consideration would need to be given to other planning arguments also, such as efficient 
use of services and resources, and how to deal with land-use conflicts.  However, this 
approach will ensure that landscape character is maintained. 

 
 
b)   Protecting identified landscapes  

This would involve introducing additional overlay areas in the District Plan to protect 
outstanding landscapes and regionally significant landscapes from the impacts of 
development.  This would involve the following; 

  Requiring discretionary resource consents and/or additional subdivision or 
 land use controls within the existing overlay areas as defined in the District Plan. 

  Develop additional overlays where the landscape character of the ‘setting’ of outstanding 
and regional significant landscapes is being impacted, and apply rules as above. 

 Consents would be determined on a case by case basis dependent on the cumulative 
impact of the subdivision/development on landscape character.  This would be more 
flexible but with less certainty for the applicant and community in these landscape areas. 

 
Implications 
This would set the key matters of national importance into a robust policy framework where 
protection of the rural landscapes for future generations takes priority.  Elements of this 
approach are discussed in option 2, and this option can be progressed in combination with 
all the other options above.  

Option 5:  Protect industry areas 
If the flexible approach to rural residential development is maintained some kind of management 
of land-use conflicts may be necessary.  This option would involve introducing areas where 
industry could locate and restricting other uses (rural residential) in these areas.  This would 
effectively ‘protect’ resource rich areas for particular industries.  Elements of this approach are 
discussed in option 2.  This approach would involve: 

 Changes to the objectives and policies and land-use and subdivision provisions to enable 
industry to operate in certain areas of the rural area.  

 Development of ‘zones’ or overlays in resource rich areas that place a higher level of control 
on rural lifestyle development or other intensive use. 

 Interface with rural area would need to be appropriately managed, and setbacks from 
sensitive developments (e.g. lifestyle dwellings) would be required from these areas.   

 Could result in restrictions on some types of industrial development in the general rural area, 
so that they are effectively targeted into more appropriate areas. 
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Implications 
There are currently industrial zonings in the District Plan acknowledging existing large strategic 
sites (Motunui and Waitara Valley).  This approach would relate to a number of smaller sites, 
which are of strategic significance when combined.  This approach would increase the level of 
certainty in the rural area for industries to operate and support the regional economy.  It could 
potentially safeguard future sites from residential, lifestyle developments encroaching too closely.  
However, it may also unnecessarily restrict development when it does not fit into an identified 
area. 
 
Consideration would need to be given to how the fringes of these areas are managed and their 
overall impact on rural character.  The effects of the activity would need to remain on-site and not 
overspill to the surrounding area; therefore impacting on rural character and techniques such as 
setbacks from these areas may need to be developed.  This will be a particular issue for certain 
effects such as increased traffic where increased trip generation may impact on rural roads and 
character.  This then comes down to the appropriateness of the activity locating in the rural area.  
It would be appropriate to restrict these kinds of developments in other parts of the rural area.  
Consideration would need to be given to landscape impacts in regards to the location of these 
areas. 
 
This approach would only be appropriate for site specific activities that are localised and 
restricted to particular areas.  It would not be appropriate for farming or horticultural activities that 
are generally spread across the rural area. 

Option 6: Controls relating to reverse sensitivity 
This would involve increasing controls on rural residential development occurring within close 
proximity to existing industries.  The following would be required to progress this option: 

 Supported by current objectives and policies in the District Plan. 

 Place controls on development occurring within close proximity to certain activities (e.g. pigs 
and chickens, oil sites) at the time of subdivision or building. 

 Consider the use of discretionary activity controls and allow third party rights (allowing the 
industry affected to put forward their concerns); or 

 Introduce rules to mitigate the effects from existing activities. For example increased 
landscaping (visual), noise attenuation (noise) and in most cases increased setbacks from 
the activity.   

 
Implications: 
This will ensure that the reverse sensitivity impacts from rural residential development occurring 
in the rural area are managed.  This option accepts that rural character is at a certain level that is 
not always compatible with rural living, and therefore proposes that safeguards are put in place 
to protect the existing environment from lifestyle development moving into an area.    
 
There will be difficulties in getting provisions in place that will protect the general rural agricultural 
industry from rural residential development, without restricting subdivision and associated 
lifestyle living.  It also appears that the issues associated with farming activities are more 
accepted by the general community than other industrial type rural activities.  The 
appropriateness of other non-regulatory tools such as ‘no complaints covenants’ could also be 
considered. 
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Process 
 
The process for the rural review involves 3 key stages.  This discussion paper and the 
associated consultation process represents stage 2 of the process as outlined below: 

• Stage 1: Preparation of a discussion paper (August 08-November 08). 

• Stage 2: Consultation on issues and options (December 08-May 09). 

 Discussion paper notified for public comment and long-term direction for rural area and plan 
changes agreed. 

• Stage 3:  Plan Change process (June 09-). 

Detailed programming and drafting of plan changes and section 32 analysis, including 
formal submissions and hearings as required under the Resource Management Act.  

 
The consultation period for stage 2 is from 19 January to 27 February 2009. Following this, 
submitters will have the opportunity to speak to council on the issues that they raise in their 
comments.  A summary of responses will be prepared by officers that recommends the preferred 
option(s) to be followed in drafting the formal changes to the District Plan.  Taking into account 
the information before it the Council will then make a decision as to what preferred option(s) will 
be progressed. 
 
Further consultation will then be undertaken, including the taking of formal submissions when the 
Plan Change(s) are publicly notified for submissions in accordance with the requirements of the 
Resource Management Act and delegations of the council.  

Where can I find out more? 
This document and those relating to the Rural Review are available from the following locations: 

 Civic Centre, Liardet Street, New Plymouth. 

 All service centres. 

 All libraries. 
 
NPDC website www.newplymouthnz.com/ruralreview 
  
Or by calling the District Council on 06-759 6060. 

How to comment 
Please send your views on this discussion paper to the, Environmental Strategy and Policy 
Team, New Plymouth District Council, Private Bag 2025, New Plymouth, 4620. A comment form 
is available or alternatively there is an online comment form at www.newplymouthnz.com 
 
Comment forms need to be returned to New Plymouth District Council no later than 5pm 
27 February 2009. 
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1. Policy Framework 
1.1 National and Regional 

The Resource Management Act provides the legislative basis for developing 
district plans, and promotes the sustainable management of natural and physical 
resources. 
 
Part II section 5 defines the purpose of the Act, the sustainable management of 
natural and physical resources.  Section 6 deals with matters of national 
importance including the requirement to identify and protect outstanding 
landscapes and protect the coast from inappropriate subdivision. Section 7 
relates to other matters. 
 
There is a requirement for district councils to give effect to national policy 
statements.  Of relevance the New Zealand Coastal Policy Statement, currently 
under review, includes provisions to protect the coast from ‘inappropriate 
subdivision”.  There is also a National Policy Statement on Electricity 
Transmission 2008 and Proposed National Policy Statements on Renewable 
Energy Generation and Freshwater Management.   
 
There is also a requirement for district councils to give effect to regional policy 
statements.  The Taranaki Regional Policy Statement includes objectives to 
protect the natural character of the coast from inappropriate subdivision, use and 
development and to protect outstanding and important natural features and 
landscapes.   
 
In developing district plans there is a requirement to consider alternatives under 
Section 32 of the Act.   District plans are required to be monitored regularly to 
ensure that they are effective in achieving their objectives and policies. 
 
District councils are responsible for managing the effects on the environment 
from land-use activities.  Regional councils, in regional plans, manage the effects 
on the environment from activities relating to discharges to air, water and soil, 
and activities in the coastal marine area. 
 

1.2 Long-Term Council Community Plan 2006–2016 
Developed under the Local Government Act the Long-Term Council Community 
Plan 2006-2016 contains strategic outcome statements reflecting community 
consultation about the kind of place New Plymouth district should be. Of particular 
relevance to the rural review are; 

 P5 Development and population growth in the region is encouraged but 
managed in a manner that does not compromise the natural or social 
environment. 

 SU1 There is sustainable use, development and protection of resources. 
 

1.3 The Coastal Strategy (2006)  
The Coastal Strategy was adopted by the council in April 2006. It followed 
extensive community consultation and incorporates the prevailing views of the 
coastal communities. The goals of the strategy for the next 20 years relevant to 
the rural review are: 
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 PGG1 Provide for continued population growth and housing demand in the 
coastal environment.  

 PGG2 Prioritise residential and lifestyle growth in areas that are already 
influenced by development and where development is sensitive to the existing 
environment. 

 PGG3 Make sure that residential and lifestyle developments do not destroy or 
degrade natural ecosystems. 

 SG3 identify and protect areas of high amenity value, landscape value and 
environmental quality that contribute to a sense of place. 

 IG1 Plan and provide for new infrastructure … that does not promote growth 
in inappropriate locations. 

 EDG4 Encourage growth and retention of quality workforce by encouraging a 
range of affordable lifestyle and working opportunities in the coastal 
environment. 

 EDG5 Provide for a diversity of rural land uses in a manner that delivers 
economic benefit and provides opportunities for a range of lifestyles in the 
coastal environment. 

 CHG2 Encourage subdivision and development in areas that have a lower 
potential risk from coastal hazards. 

 EG1 Ensure that outstanding landscapes and significant natural ecosystems 
are not destroyed or degraded by residential or lifestyle developments. 

 
As part of the Coastal Strategy process Structure Plans were also developed for 
Urenui and Oakura, outlining the growth directions for these communities and the 
surrounding rural hinterland for the next 20 years. 
 
The Coastal Strategy also included a number of actions that the council is actively 
implementing alongside its partners.   The rural review will assist with achieving 
PGA5, which relates to reviewing District Plan policy and rules for rural 
subdivision in the coastal area.  Appropriate densities and development forms 
and esplanade reserves widths and strips will be considered. 
 
Other actions relevant to the rural review include PGA5, PGA8, EA6, TA2, TA4, 
UA2, OKA1 and from the Oakura Structure Plan SOP1 and EN2 and from the 
Urenui Structure Plan SOP1. 
 

1.4 District Plan (operative 2005)  
The District Plan sets out the objectives and policies to be achieved and then 
identifies methods (and rules) to achieve these objectives. Those objectives most 
relevant to the rural review include: 

 To ensure activities do not adversely affect the environmental and amenity 
values of areas within the district or adversely affect existing activities 
(objective 1). 

 To ensure the subdivision, use and development of land does not adversely 
affect those elements that define rural character while recognising the diverse 
nature of rural land, and land uses (objective 4). 
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 To preserve and enhance the natural character of the coastal environment, 
wetlands, and lakes and rivers and their margins (objective 14). 

 To protect and enhance outstanding landscapes and regionally significant 
landscapes within the district (objective 15). 

 
It is intended that these objectives will be achieved through an effects-based 
policy regime with regular monitoring of the effectiveness of methods. 
 
The District Plan is effects based meaning that activities are permitted provided 
that they meet the appropriate standards in the Plan.  If they do not meet these 
standards then resource consent is required from council to undertake that 
particular activity. 

 
Rural Environment Area  
A key method of achieving the objectives of the District Plan is to create 
environment areas.  An environment area is effectively a ‘zone’ which is 
characterised by activities of a like character.  There is currently one rural 
environment area for the district.  The District Plan outlines those elements 
associated with activities in the rural environment described as rural character.   
 
Subdivision Rules 
All subdivision requires consent and is either controlled, fully discretionary or non-
complying.  Controlled activities are generally non-notified and must be granted, 
however the council has the ability to impose conditions, on those matters the 
council has reserved its control.  Discretionary activities can be declined and all 
relevant matters can be assessed.  Discretionary activities will only be notified 
(either limited or fully) if affected party approval cannot be obtained or if the 
effects on the environment are more than minor. It is very likely that non-
complying consent applications for subdivision will be notified.  In 2007 50 
precent of subdivision applications were controlled, 49 precent discretionary and 
1 precent non-complying.   
 
 Controlled activity rules for subdivision 

There is a four hectare minimum lot size requirement across the rural area.  
There is also an ability to subdivide smaller lots as a controlled activity being 
one lot of 1,000m2 or two lots of 4,000m2 provided there is a four hectare 
balance and the land hasn’t been subdivided with these smaller lots taken 
since 5 March 1999. The 5 March 1999 is the date that this provision was 
deemed to be operative (no outstanding submissions in opposition).  

 
 Discretionary activity rules for subdivision 

Allows for either two allotments of not less than 1,000m2 or three to four 
allotments of not less than 4,000m2 with no need for a 4ha balance lot or pre 
1999 certificate of title. 
 
As subdivision is fully discretionary meaning that subdivision applications can 
be assessed against any relevant criteria (not limited to those listed in the 
District Plan). This includes as a minimum the assessment criteria for 
discretionary land use consents; other criteria in the RMA (this includes the 
Act itself plus national and regional policy statements); and any other effect.  
Applications can be declined. 

 
 Non-complying activities for subdivision 

If subdivision occurs outside of the parameters of a controlled or 
discretionary activity it becomes non-complying.  All non complying 
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applications need to be assessed against the objectives and policies in the 
plan and any other matters. Applications can be declined.  

 
Land use Rules  
The District Plan is effects based meaning that if an activity meets the rules for an 
area then it is able to locate there.  The plan does not list activities but instead 
has thresholds of acceptable effects.  Land-use rules are included in the rural 
area to ensure that effects are appropriately avoided, remedied or mitigated so 
that rural character is maintained.  When a permitted standard is breached 
consent is required for a restricted discretionary activity and the assessment is 
limited to those matters identified in the assessment criteria.   There are also 
some controlled activity or non-complying activity provisions. 
 
The following land-use rules, that if breached require a consent for a restricted 
discretionary activity are particularly relevant. 
 
Development standards relating to the activity (e.g. habitable and non-habitable 
buildings): 

 An allowance for two houses on each rural lot as a permitted activity (Rur12), 
except for Papakainga housing which can have up to 10 (Rur 11). 

 A maximum 35% site coverage and front yard site coverage for sites less 
than 4000m2 (Rur14 and 15). 

 A 10m setback from a road for sites greater than 4,000m² (Rur16). 

 A 5m (sites 4000m2 or more) or 1.5m (sites less than 4000m2) setback from 
the side boundary (Rur17 and 18). 

 Maximum height for habitable buildings of 8m and for other buildings 10m 
(Rur9 and Rur10). 

 Minimum setback for habitable buildings from intensive pig and poultry 
farming requiring a controlled activity consent (Rur20-Rur32). 

 
The following environmental effects based rules could be relevant; 

 Traffic generation rules identifying the maximum daily trip generation that is 
appropriate (Rur 101 and 102).  This controls the establishment of high traffic 
generating activities. 

 Rules relating to Hazardous Substances and establishing hazardous facilities 
control the location of some activities (e.g. oil and gas) (Rur 65-69). 

 Emission of light and maximum level of light overspill measured at the 
notational boundary of the receiving site (Rur85-87). 

 Noise standards controlling noise generated from activities (Rur 88-92). 

 Earthworks provisions controlling excavation and filling (Rur 60-64). 
 

An assessment of land-use rules and how often they were triggered for resource 
consent was undertaken for 2007.  This showed that the most commonly 
triggered rule with approximately 14 different consents was Rur16 (requiring the 
setback from the road for sites greater than 4000m2) and that there were 8 for the 
side boundary setback of 5 metres for sites greater than 4000m2.  Traffic 
generation was triggered five times.  It appears in most cases activities locating in 
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the rural area are able to meet the environmental effects based rules, as few 
rules were triggered. 

 
Overlay provisions  
Overlays identify areas or items of value or importance to the community and go 
across environment areas:  The key elements of particular relevance to the rural 
review include  

 Outstanding landscapes (Mount Taranaki and the Kaitake and Pouakai 
Mountain Ranges). 

 Regionally significant landscapes: (coastal terraces between Mohakatino and 
White Cliffs, White Cliffs, sugar loaf islands and Paritutu, and eight river 
mouths (Mohakatino, Tongaporutu, Mimi, Urenui, Onaero, Waiongana, 
Tapuae, Hangatahua (Stony) and other significant coastal areas in the rural 
area 

 Coastal Policy Area:  Area along the coast that varies in width (generally 
500m landward from mean high water springs) where it is appropriate to 
control development to protect the natural character of the coast.    

 
There are no specific rules controlling development in or around outstanding and 
regionally significant landscapes and significant coastal areas.  Some of these 
areas are in public ownership and therefore their protection is reached through 
other legislation.  However any consent that is triggered under the general rules 
needs to consider the effect on these landscapes as they are included in the 
assessment criteria. This means that each resource consent application is 
assessed based on the effect on landscape character, but note that controlled 
applications for subdivision cannot be refused.  
 
The Coastal Policy Area has no specific requirements for subdivision and is 
treated the same as the wider rural area.  Excepting that there is requirement for 
an esplanade strip regardless of lot size. There are additional land use rules 
relevant to the rural area, resulting in resource consent being required for the 
following; 

 Erection of structures, excavation and filling and vegetation clearance in 
dune, wetland and estuarine area as a restricted discretionary activity. 

 The construction of roads as a controlled activity; 
 

Other overlay provisions that influence the rural area include: 

 Coastal Hazard areas (OL11-14), Norfolk and Inglewood Faultline Rules 
(OL23-27) and Flood Hazard Areas (OL28-33):  Land use rules on erecting 
buildings and establishing hazardous facilities and subdivision is assessed as 
a discretionary activity. 

 Heritage Buildings (OL34-39), Notable Trees (OL43-52), Significant Natural 
Areas (OL59-60) and Waahi Tapu and Archaeological sites (OL81-87).  Land 
use rules, destruction and building and subdivision is a discretionary activity. 

 Preferred esplanade reserves or strips (OL56) and Priority waterbodies 
(OL57):  Subdivision is a discretionary activity and there is a requirement for 
an esplanade strip. 

 Volcanic Hazards area (OL80):  Land use rules on erecting a hazardous 
facility. 
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 High voltage transmission lines (OL40):  Land use rules on erecting a 
building. 

 

1.5 Previous District Scheme Policy 
Planning provisions under the Town and Country Planning Act (1974), prior to the 
District Plan have impacted the current rural landscape and associated 
development patterns.  Previously under the Transitional Plan the following 
planning controls were in place in the rural area.      

 Section III:  North Taranaki:  Strong emphasis on restricting rural land from 
urban development.  More intensive land-use with agricultural benefits is 
provided for and the cumulative effects of small sites less than 6 hectares 
highlighted.  An urban protection area was used to restrict the urban 
boundary from encroaching into the rural area. 

 Section IV:  Clifton County:  A diversity of uses are allowed in different area.  
Three policy areas are identified Petrochemical, Marae and Coastal. 

 Section IV:  Inglewood Area:  Flexibility in managing the rural area while 
protecting high quality land. 

 

1.6 Other review work 
Other issues currently under review that need to be taken into account in the rural 
review are: 

 Framework for Growth (March 2008) has been adopted by council, which sets 
the future urban areas for the district.  Plan changes are now being developed 
to progress the rezonings. 

 The council is developing an Open Space Strategy where consideration will 
be given to the long term vision for connectivity in the rural area and how 
recreational opportunities and open space will be provided for. 

 Natural hazards are evident in the rural area and can affect its use.  The first 
review of how natural hazards are dealt with in the District Plan will be the 
coastal hazard review scheduled to be initiated in 2009. 

 A review of waahi tapu and archaeological sites in the District Plan is 
currently underway and will affect how parts of the rural area are used. 

 A Strategic Transport Study (2008) has been adopted by Council providing a 
rural roading hierarchy network which will be introduced into the District Plan 
in future plan changes. 

 The codes of practice are currently being reviewed which can physically 
impact on the specifics of how development occurs in the rural area. 
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2. Rural Environment Overview 
 

2.1 Changes in rural land-use  
 

Farming sector 
The rural area has a number of land-use types, reflective of the regional economy 
in Taranaki.  The dominant land use in terms of land area is dairy farming, 
particularly in the more fertile areas around the ring plain and New Plymouth.  In 
2007 dairying represented 44 precent of the livestock farms in the district, 
followed by beef, which was 37 precent. The Taranaki region represents 16 
precent of all dairy herds in New Zealand. 

 
Chart 1:  Change in Number of Farms in New Plymouth District 
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Source:  Statistics New Zealand 

 
Chart 1 shows that the number of farms in the rural area has decreased since 
1984.  There were 1,712 farms in 1984, compared with 1,287 farms in 2007, a 
decrease of 425. 
 
Corresponding to this the land area in pasture has also decreased as shown in 
Chart 2 from 124,259 hectares in 1984 to 102,431 in 2007.  There has been a 
corresponding increase in the area in forestry with 1,035 hectares in 1984 
increasing to 6,229 in 2007.  Note that there is a peak in the data in 2002 with 
7,062 hectares. 
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Chart 2:  Change in Land Area in Pasture 
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Source:  Statistics New Zealand 

 
There has been a decreasing trend in the number of farms in the rural area and in 
overall land area in pasture.  

 
Chart 3: Number of farms by land area 2007 
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The above chart shows the distribution of farm size in hectares for 2007.  This 
shows that 69 precent of farms are less than 100 hectares.   
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At the time of writing the dairy industry is proving lucrative providing significant 
benefits to the local economy.  Venture Taranaki states that medium farms prices 
are stable and that the number of farm sales is currently on the rise, which is also 
a national trend.  It appears that the dairy sector is pushing this increase.  The 
lifestyle block market is also stable1.  With recent economic global economic 
circumstances deteriorating it is possible that this will also present itself in the 
rural economy in the near future. 

 
Other farming types present in the New Plymouth District include horticulture, pig 
farming, chicken farming and sheep farming.  Some of these are clustered in 
particular areas such as horticultural areas between Bell Block and Waitara and 
Poultry farms north of New Plymouth. 

 
Poultry Industry 
There is a concentration of poultry farms in New Plymouth District, representing 
approximately 30 precent of the New Zealand industry2.  Poultry farms locate in 
areas of relatively flat land similar to what is appropriate for residential use.  
Discharges to air are the main effect associated with chicken farms, which are 
controlled by the Taranaki Regional Council.   

 

2.2 Other land uses 
 

Oil and Gas Industry 
The oil and gas industry locates throughout the rural area and in some cases 
clusters in particular areas.  There are larger established sites in the rural area 
(e.g. Motonui) and also more recently developed sites (e.g. Pohokura).  These 
sites are strategically located to service existing sources and off shore operations 
(hence their coastal locations).  In terms of smaller scale activities there are a 
number of existing wells in the district that are currently active, operating at 
different levels of intensity.  The Government has also recently issued new 
petroleum exploration blocks, which may lead to future exploration.  The oil and 
gas industry is dependant on the location of natural resources which are of 
national and regional importance economically.  
 
Aggregate industry 
The quarry industry operates throughout the district.  There are a number of 
quarry activities that occur as part of traditional farming activities.  There is also 
the established quarry industry that operates in specific locations.  
 
Commercial and industrial land uses 
There are some non rural land uses locating in the rural areas and including 
commercial and industrial use.  Some of these land uses directly service the 
surrounding rural community, while others have located in the rural area due to 
the large sites that are available and other strategic location reasons (e.g. close 
to transport networks). 

 

                                                  
1 Venture Taranaki (2008) Taranaki Trends and updated Taranaki Mini trends. 
2 Statistics New Zealand (2002), Ag data, 2002 
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2.3 Rural Population3 
The usually resident rural population increased by 7 precent from 2001 to 2006 
(an extra 774 people), compared to a 3.5 precent increase for the total 
New Plymouth District.  In 2006 approximately 11,943 people resided in the rural 
area, which is 17 precent of the district’s total population.   

 
The areas of greatest population growth in the rural area were the census area 
units of Carrington (201), Lepperton (159), Kaitake (177) and Kaimata (201).   
The average household formation rate for the rural area is 2.82, greater than the 
district wide rate of 2.56 people per household.  Household formation rates in 
general are decreasing. 
 
Although smaller in total numbers proportionally the population in the rural area is 
growing at a greater rate than the urban area.  Household sizes are also 
decreasing.  As a result more houses are required to accommodate the growing 
population, as more people are now living in the rural area.   

 

2.4 Residential land use trends 
Information on the number of building consents for new dwellings granted is 
available from 1993.  Subdivision consent data has been analysed from 1999 for 
the rural environment area.  Building consent and subdivision consent data is 
particularly useful as it relates directly to the rural environment area and is broken 
down into geographical areas providing locational data. 
 
Valuation data from Quotable Value New Zealand relates to properties that are 
held in one separate certificate of title and rated and valued separately.  This 
includes sites that are vacant (not yet developed) and improved properties.     
 
District wide valuation data has been broken down into sales areas of Taranaki 
(generally from southern boundary to Waitara excluding small towns), Inglewood 
Rural and Clifton (from Waitara to northern boundary).  These areas are 
representative of the rural environment area. 

 
The relevant categories of land type are: 
 
Residential (improved 
and vacant) 

Residential land, generally of a domestic type.  Note that 
these sites are often small and cannot be used for rural 
purposes. 

Lifestyle (improved 
and vacant) 

Lifestyle land of variable size, but larger than an ordinary 
residential allotment, where the principle use of the land 
is non-economic in the traditional farming sense, and 
where the value exceeds the value of comparable 
farmland. 

Rural Includes rural land use types. 
 

Table 1 below shows average land value per hectare.  This has been steadily 
increasing for all use categories with the greatest percentage increases between 
years (where the market has jumped) in 1997 and then in 2006 and with the 
recent valuations in 2008. 
 

                                                  
3 Statistics New Zealand website, www.stats.govt.nz, Census data 2001 and 2006 
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Table 1:  Land value per hectare in the rural area 
 

Land Value per Hectare Rural Area 

Year Residential 
% 

Change Lifestyle 
% 

Change Rural 
% 

Change 
1996 $181,745   $33,563  $4,030   
1997 $258,117  42% $43,667 30% $6,098  51%
1998 $257,799  0% $44,036 1% $6,161  1%
1999 $257,496  0% $43,150 -2% $6,211  1%
2000 $258,786  1% $42,472 -2% $5,836  -6%
2001 $262,948  2% $42,292 0% $5,611  -4%
2002 $276,608  5% $42,522 1% $4,799  -14%
2003 $285,058  3% $44,060 4% $4,943  3%
2004 $283,490  -1% $44,932 2% $5,029  2%
2005 $367,738  30% $61,651 37% $7,037  40%
2006 $467,652  27% $72,375 17% $7,787  11%
2007 $542,679  16% $81,754 13% $8,742  12%
2008 $1,252,544  131% $179,495 120% $17,119  96%

Source:  Valuation New Zealand 
Of interest to the review the data shows the average land value of rateable 
properties in the district since 1996.  The average land values for residential and 
lifestyle land has increased, with a greater upward trend since 2004.  The land 
values have showed a significant increase in 2008 which is most likely due to the 
new valuations coming into play.  This sees the average land value for a lifestyle 
property at $300,000.  The land values are significantly higher in the Taranaki 
sales area, due to its close proximity to New Plymouth.  

 
District overview 
From 2001 to 2007 rural development has seen a consistent upward increase. 
Urban development has been at a more reactive rate of increase.   There has 
been a significant drop in building consents in 2008 with the economic downturn. 

 
Chart 4:  Building Consents for New Dwellings:  Urban and Rural 
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Source:  New Plymouth District Council 

 
In 1993 there were four times as many urban consents as rural consents 
although there was a difference of 150. In 2007 there were only twice as many 
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urban consents as rural consents although the difference is similar at 143.  In 
2008 the overall numbers are less with only 187 urban consents and 107 rural 
consents.  
  
The seven year average for urban consents from 1993 - 1999 was 129 and from 
2001 - 2007 was 216.  An increase of 68 precent.  The seven year average for 
rural consents from 1993 - 1999 was 31 and from 2001 – 2007 was 83. An 
increase of 172 precent.  The significant decrease in 2008 has not yet 
significantly impacted these average rates, but will do if the downturn continues. 
 
This shows that proportionally rural consents have increased more steadily and at 
a greater rate than urban when looking at the entire 1993 – 2007 period, although 
the recent increase in urban consents has been substantial in numbers.  It is 
important to also note that rural consent numbers are substantially lower as 
would be expected. 
 
From 2001 to 2007 urban consents have increased from 90 to 271 while the rural 
consents have increased from 43 to 130, both representing approximately a 200 
precent increase.   Building consents in the rural area have decreased by 28% 
from 2007 to 2008. 
 
Rural growth has shown a more steady growth rate than the urban area which 
has been subject to a greater level of fluctuation.  Proportionally the growth rate 
in the rural area has been more significant which indicates a changing 
development pattern in the district.  Future monitoring will assist with determining 
if this upward trend will continue. 

 
Chart 5:  Number of residential and lifestyle properties in the rural and urban areas 
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Source:  Quotable Value New Zealand 

 
Chart 5 shows that there has been an increase of 1,556 properties in the rural 
area from 1996-2007, a 72 precent increase.  The number of properties in the 
urban area increased by 2,236, from 1996 to 2007, a 10 precent increase.   In 
1996 lifestyle and residential properties in rural areas represented 9 precent of 
the district wide total and steadily increased to 14 precent in 2007. 
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From 1996 to 2001 there were 365 new properties in the rural area which was a 
15 precent increase for that period.  From 2002 to 2007 there were 1001 new 
properties in the rural area a 37 precent increase.  
 
As with the previous Chart 4, the breakdown of rural and urban areas also shows 
that while the rural area has grown a smaller amount in total number the 
percentage growth has increased at a greater rate than the urban area, 
suggesting an increasing trend towards living in the rural area. 
 
District wide household forecasts 
There is the expectation that population will remain static but household formation 
rates will increase. This is because average household size has decreased with 
more single and two people households. The result is that an additional 250 to 
300 new homes will be required each year.4 

 
Rural environment 
Chart 6 shows that the rural building consents for new dwellings have increased 
since 1995 with the recent decrease in 2008 representative of the economic 
downturn.  

 
Chart 6:  Building consents for new dwellings 
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Source:  New Plymouth District Council 

 
The total building consents have increased from 46 in 1993 to 130 in 2007 which 
is an increase of 185 precent.  This decreased to 103 consents in 2008 a 21% 
decrease. 

 
Before 1999 the number of new dwellings in the rural area fluctuated between 
20 and 46 per year (average of 29 new homes per year). 
 
Since 1999 the number of new dwellings in the rural area has fluctuated between 
38 and 130 per year (average of 77 new homes per year). 
 

                                                  
4 New Plymouth District Council (March 2008) Final Framework for Growth 2007-2027 (page 6) 
5 1999 is the sensible start year for comparison for building consents as it is the year following the change in District 
Plan rules and on average it takes a year from subdivision lodgement to subdivision title 
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Chart 7 shows that the number of applications and the total number of lots 
resulting from subdivision has also increased.  

 
Chart 7:  Number of subdivision applications and lots created in the rural area 
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Source: New Plymouth District Council 

 
The total number of subdivision consents applied for in 2007 was 152, with 109 of 
those granted.  Of these 50 precent were controlled activities and 49 precent 
were assessed as discretionary activities (note that this includes overlay provision 
requirements).  In 2008 100 applications were made, a 34 percent decrease from 
2007.  From 1998 to 2002 there was an average of 90 applications for subdivision 
per year. From 2003 to 2008 the number of applications for subdivision per year 
has averaged 145. 
 
The balance lot is included in the lot counts, so Chart 7 shows total lots as 
opposed to lots created6.  The estimated lots actually created show a similar 
pattern, with 200 lots created in 2003, increasing to 343 in 2005.  This decreased 
to 288 in 2007.  A comparison of this data against building consents granted is 
shown in Chart 8. 
 
Charts 6-7 reinforce that there has been a steady upward growth trend in the 
rural area, with the most significant growth occurring since 2000. 

 
 
 
 
 
 
 
 
 
 
 
 

                                                  
6 Data has not been consistently collected over the years relating to lot sizes.  As a result the lots created data has 
been obtained by taking away the total lots from the number of applications (this excludes the balance lot which is 
normally retained for the same use – eg: farming).  This is an estimate of lots created. 
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Chart 8:  Number of improved and vacant residential and lifestyle properties in the rural 
area 
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Source:  District Valuation Role, Quotable Value NZ 

 
Chart 8 shows the number of residential and lifestyle properties since 1996 of 
improved and vacant sections. 
 
The number of improved properties has increased from 1832 in 1996 to 2698 in 
2007, an increase of 47 precent.  There has been a significant rise in vacant 
properties with 317 in 1996 and a steady rise to 1001 in 2007 (216 precent 
increase from 1996).    
 
Chart 9 shows that the percentage of vacant properties in the rural area has 
increased from 15 precent in 1996 to 27 precent in 2007.  There are 684 more 
vacant properties in 2007 than in 1996.  From 2001 an average of 94 extra 
vacant properties were created every year. 

 
Chart 9:  Percentage of vacant properties in the rural area 
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Being ‘vacant’ means that the property does not qualify as an improvement, it 
does not mean that the property is necessarily available on the market. The data 
does show that there are potentially 1001 properties that are not improved and 
therefore they have the potential to develop ‘as of right’ without further 
subdivision consent.   Further analysis of market trends would be required to 
determine more accurate levels of availability. 
 
Location of development in the rural area 
Chart 10 shows the number of building consents for new dwellings in the peri-
urban area7 and the remaining rural area (other rural).   

 
Chart 10 shows that since 1999 there has been an average of 29 new dwellings 
each year in the peri-urban area, which is almost a 200 precent increase from the 
numbers from 1993-1998 (nine dwellings per year)  The peak is currently in 2007 
with 46 building consents granted.   The percentage increase since 2004 for peri-
urban was 23 precent compared to 133 precent for other rural.    

 
Chart 10:  Building consents for new dwellings in the 5km Peri-urban area 
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Source:  New Plymouth District Council 

Chart 10 shows that there is less building activity in the peri-urban area as a 
proportion of rural development than there has been in the past, particularly 
before 2004.  This particularly dropped off in 2008 with the economic downturn.  
This provides some support to anecdotal evidence which has suggested that 
development is occurring further away from New Plymouth. 
 
Chart 11 shows that the building consents 3 kms from the coast have increased 
from 20 in 1993 to 35 in 2007 which is an increase of 74 precent.  The proportion 
of consents granted in the coastal area against other rural has been reasonably 
constant and was 29% precent in 2008.  This shows that development has 
steadily increased since 2000 in the coastal area, at a comparative rate to the 
general rural area. 
 
 
 

                                                  
7 Peri-urban area:  Defined five kilometres from the urban boundary of New Plymouth.  An outer buffer 
has been identified 10 kilometres from the urban boundary. 
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Chart 11:  Building consents granted for new dwellings in the coastal area 
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Source:  New Plymouth District Council 

 
Property size in the rural area 
 
Chart 12:  Average land area for residential and lifestyle properties in the rural area 
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Source:  Valuation New Zealand 

 
The average land area for improved residential and lifestyle properties has 
steadily decreased from 2 hectares in 1993 to 1.7 hectares in 2007.  The average 
land area for vacant residential and lifestyle properties has also steadily 
decreased from 2.6 hectares in 1993 to two hectares in 2007.  This is a 20 
precent decrease since 1996. 
 
The difference in land area between vacant and improved properties has 
decreased.  In 1996 vacant properties were 25 precent larger than improved 
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properties.  This has steadily decreased so that in 2007 the vacant properties are 
only 10 precent larger than improved properties.   
 
This shows that there is a clear trend towards smaller lot sizes for lifestyle 
properties in the rural area. Vacant and improved properties average lot sizes are 
beginning to merge.   
 
An analysis has been done of lot sizes by specific areas as shown in Chart 148.  
The 5km and 10km buffers represent those peri-urban areas out from New 
Plymouth (not defined in the District Plan).  The Coastal Policy Area is defined in 
the District Plan and is generally 500m from the coast.  The Outstanding 
Landscape area is the area below the ranges and the mountain (not defined in 
the District Plan).9   

 
 

Chart 13:  Number and size of subdivided lots by area since 199910 
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In the Ring Plain, 5km and 10km buffer approximately 20 precent of lots are less 
than 4000m2.  Approximately 45 precent are between 4000m2 and four hectares.  
Approximately 35 precent are greater than 4 hectares.     
 
In the Coastal Policy Area and Outstanding Landscape area approximately 10 
precent are less then 4000m2.  Approximately 45 precent are between 4000m2 
and four hectares.  Approximately 45 precent are greater than four hectares. 
 
This shows that proportionally lots close to the mountain or the coast are more 
likely to be larger than four hectares and smaller than 4000m2 when compared to 
lots in the Ring Plain and peri-urban areas.  
 

 

                                                  
8 This is total lots in existence as opposed to those that have recently being subject to subdivision 
9 Northern Taranaki has not been analysed 
10 Note that the locations described in this graph do overlap in some instances and therefore the number 
of lots cannot be added to get a total. 
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Land available for future subdivision 
Chart 1411 shows the land available for subdivision as a controlled activity in the 
rural area.   

 
Chart 14:  Land available for subdivision as a controlled activity in the rural area. 
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Source:  New Plymouth District Council 

 
The Ring Plain and the area below the outstanding landscapes, have the most 
land available for subdivision.  If future subdivision occurs in these locations 
where there is more land available and therefore greater choice it may impact on 
these sensitive areas of the district and in particular the outstanding landscape.   
 
There is a reasonable amount of land available within the 10km buffer for future 
subdivision.  Less land is available in the areas within the 5 km buffer from 
New Plymouth, showing that the city has been a key attractor of development in 
the past.   
 
Although more than 60% of the Coastal Policy Area is available for subdivision, 
this is a relatively small area with only 2300 hectares available.  
 
While Chart 10 shows evidence that building consents for new dwellings have 
increased disproportionately outside of the peri urban area Chart 14 shows that 
there is land that can be further subdivided within this area. 

 
Forecast for rural development based on current demand  
Based on the above trends in the next ten year planning period:  

 Between 800 and 900 households will choose to build a home in the rural 
area. 

 Around 450 new households would like to build within 10km of 
New Plymouth. 

                                                  
11 Note that it is likely that these figures over estimate the area available for subdivision as not all land 
can be developed (e.g. due to land tenure or has physical constraints) 
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 More than 200 home owners will want to build on lots of <1 hectare. 

 A further 200 home owners will want to build on lots of between 1 and 4 
hectares. 

 
Key trends rural lifestyle development 

 Rural growth has shown a more steady growth rate than the urban area which 
has been subject to a greater level of fluctuation.   

 While the number of residential and lifestyle properties in the rural area has 
grown a smaller amount in total number the percentage growth has increased 
at a greater rate than the urban area, suggesting an increasing trend towards 
living in the rural area. 

 There has been a steady upward growth trend in the rural area, with the most 
significant growth occurring since 2000. 

 There has been a significant increase in the number of ‘vacant’ lifestyle and 
residential properties in the rural area that have the potential for development.   
There are 1001 properties that have the potential for further development ‘as 
of right’ 

 The majority (45 precent) of lots created since 1999 have been between 
4000m2 and four hectares and the average size of a property has reduced 
from two hectares in 1996 to 1.7 hectares in 2007.  This shows that lifestyle 
and residential properties are getting smaller in the rural area. 

 Although building consents for new dwellings have increased significantly 
outside of the peri-urban area there is sufficient land that can be further 
subdivided as a controlled activity within the peri-urban area, particularly in 
the 10km buffer.    

 Although more than 60 precent of the coastal policy area could be subdivided 
as a controlled activity, this is a relatively small area with only 2,300 hectares 
available.  Development within three kilometres from the coast has steadily 
increased since 2000, at a comparative rate to the general rural area.  

 The ring plain and the area below the outstanding landscapes, have the most 
land available for subdivision as a controlled activity.   

 There is sufficient capacity in the current District Plan provisions and the land 
technically available to meet future forecasted growth in the rural area. 

 



 

Background Paper  
Subdivision and Land Use in the Rural Area 

21

3. Monitoring Effects of Development 
 

3.1 New Plymouth District Landscape Character Review 2006  
In 1995 LA4 landscape architects carried out a landscape assessment to inform 
the preparation of the District Plan.  From this assessment a number of 
recommendations were made and some were carried through to the now 
operative District Plan.  As part of its on-going monitoring and review process the 
council commissioned LA4 Landscape Architects in 2006 to review the changes 
in rural landscape character that have occurred since the original assessment.  
The landscape character review considered the effects of development on the 
landscape. 
 
The methodology for the landscape assessment involved categorising the district 
into 13 landscape units.  The landscape units represented a landscape, or areas 
representative of a landscape type.  These units were then given a sensitivity 
rating, which shows how sensitive an area is to development.  In a general sense 
the higher the sensitivity rating then the more significant the landscape.  
 
The 2006 landscape assessment reconfirmed that the boundaries for the 
landscape units have not changed from 1995 but that development has occurred 
in some places impacting on the values of some of these units.  The following 
comments regarding units that are subject to change were made: 

 Pouakai and Kaitake Ranges:  Still assessed as an Outstanding Natural 
Feature.  However, it was noted that development on the lowest slopes of the 
Ranges, within the ringplain should not climb any further up the slopes of the 
ranges. 

 Ring Plain:  Can still be assessed as one landscape although the ability of the 
landscape to absorb change varies across the Ring Plain due to landform 
variations and vegetation.  However, the area where change is more 
noticeable is on the highly visible slopes of the Kaitake and Pouakai Ranges.  
As a whole the visual absorption capability of this landscape has changed 
from 4 to 512. 

 Waitara Coastal Plain, Frontal Hill County and Wai iti Coastal  Hills and Wai iti 
Coastal Flat and Eastern Hill Country (mixed use) have experienced some 
change but with limited effects on landscape.  The comment was made that 
care needs to be taken with increasing densities east of the Mimi River mouth 
and around Urenui. 

 
The landscape assessment identifies greater concern for the Ring Plain than any 
other area. 
 
The landscape assessment also reviewed the extent of the existing Coastal 
Policy Area in the District Plan.  It determined that the existing area is sufficient in 
landscape terms but identified the following issues with regards to the effects of 
development on the natural character of the coast. 
 

                                                  
12 Refer to appendix 5 of the LA4 landscape assessment for the changes and 
recommendations relating to the Ring Plain. 
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 From Urenui west to Oakura the subdivision, use and development is 
beginning to blend together, potentially impacting on natural character. 

 That consideration should be given to strengthening District Plan controls in 
the Coastal Policy Area. 

   
Of relevance to the rural review the assessment found that the main areas of 
concern are those areas where visibility combines with highly valued landscape. 
This means it is development on the rising slopes around Mt Taranaki and the 
ranges and in pockets along the coast which are of main concern to landscape 
character.  It also found that in other areas rural character is beginning to change 
from rural to something more urban. This is particularly true for the upper Ring 
Plain area where demand for development is greatest and it is more obvious as 
the effects are concentrated along main roads. The review also concludes that it 
is the number and density of dwellings rather than the design of individual homes 
(in general) that is causing the change in character.  
 
The review also discussed the concept of rural character and suggested that a 
definition of rural character be provided in the plan which gave greater weight to 
rural activities than the current description.  The following definition was 
suggested. 

 
“Rural character means the distinctive combination of qualities which make an 
area “rural” rather than “urban”.  These include the dominance in the landscape of 
natural vegetation and primary production regimes and the absence or 
subservience of man made structures other than those related to primary 
production or to other activities for which provision is made in the District Plan 
applying to the area”.  

 

3.2 Complaints 
Complaints data is available from 1993 and 1997.  Only four precent of those 
complaints recorded are in the rural area.  Common themes subject to complaint 
are trucks on roads and farmers using the road as a race.   Noise effects from 
nearby industry and from agricultural activities were also identified.  There have 
been no significant trends regarding complaints and the number of complaints 
has actually decreased since 1993.  However the complaints data is useful to 
give an indication of the issues of concern to the community. 
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Appendix 3:   Summary of Comments Received and Recommendations 
 

This table includes a summary of all comments received to the discussion paper.  Please refer to the original submissions for full consideration of the 
comments made.  The table includes the relevant page number in the report where the submission is addressed.  It also refers to the related issue 
recommendation (in sections 2, 3, 4 and 5) of the report and provides an individual recommendation. 
 
# Name Summary of main issues in the comments Page 

Numbers 
Related Issue 
Recommendations 

Individual 
recommendation 

1 Ian 
Gillespie 

Relates specifically to Oakura and the surrounding District.  Landowners should be able 
to manage their own land and not be influenced by residents who have developed but 
are now against development.   Land around Oakura is limited and uneconomic for 
farming.  The 4ha provisions is forcing people out onto good farming land.   
One hectare lots should be allowed around Oakura, with quality houses and grounds 
 
Also considered that there is not enough use of Oakura River as a walking track  (from 
the Bridge to Koru Pa) 

17 
 
 
 
 
 
41  

Recommendation 2 
 
 
 
 
 
n/a 

Allow in part as further 
investigations are 
recommended into 
lifestyle areas. 
 
 
 
Allow in part as area 
identified in Oakura 
Structure Plan and will be 
considered as a priority in 
the Open Space Strategy 
 

2. Ted Wells Rural development impacts on outstanding landscapes, rural character and rural land-
uses.  The preservation of prime agricultural land should also be an objective, and so 
should the efficient management of public resources, such as roads, schools, parks and 
other infrastructure.  These can be managed under the ‘effects based” method, by 
adding different standards  
 
Prefers option 2 but with additional effects based rules to control a wide variety of 
impacts eg:  development visibility from coastal areas and state highways, use of high 
“class” land (1,2,3), distance to public amenities such as primary schools, traffic impact 
controls, cumulative effects provisions, reverse sensitivity controls, etc. 

13  Recommendation 1 Allow in part as 
recommendation 1 
increases the minimum lot 
size, and is consistent 
with Option 2 of the 
discussion paper. 
 
 

3. Margaret 
Shona 
Wright 

Urenui (Kaipikari Road).  With the increase in lifestyle blocks in the rural area there is 
an increase in traffic, with families having at least one family member travelling to 
outside work.    As housing increases speed limits should be monitored and revised. 
Where 50km signs are replaced should be enforced 

23 n/a Allow in part as speed 
limits are monitored when 
required. 

4. Patricia 
Louise 
Greenfield 

Refers to relentless subdivision and that it is becoming more urban rural than true rural 
(referring to Plymouth Road).  Concerns about noise and loss of productive land and 
quality of life. (losing what came here for in the first place ‘peace and quiet’ which is 

19, 21 and 
24. 

Recommendation 3  Allow in part as 
recommendations deal 
with some of these issues 
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# Name Summary of main issues in the comments Page 
Numbers 

Related Issue 
Recommendations 

Individual 
recommendation 

being lost due to other dwellings too close). Suggests a larger minimum distance 
between dwellings and only allow one dwelling per lot. 

 
 

5. Kenneth 
Chapman 

Concerns that controlled activity rules have left land close to the city and services not 
available for subdivision.  Remove the 4 ha rule and take each subdivision on its merits.  
There should be no pockets on rural land in the City. 

13 Recommendation 2 Allow in part as further 
investigations are 
recommended into 
lifestyle areas. 

6. Vector 
Gas 
Limited 

Vector owns and operates 2500km of high pressure natural gas transmission pipelines. 
Not opposed to subdivision as long as does occur over or too close to pipelines and 
does not create reverse sensitivity issues on pipelines.  Request changes to rural 
section to acknowledge Regional Significant Infrastructure.   Reword Issue 12 and 
policies and reword reasoning behind the policies.  Amend assessment criteria 7 for 
land-use and subdivision provisions.  Changes to cross reference matrix to align with 
Policy 12.1 

46 Recommendation 16 Defer for consideration in 
the utilities review 
process. 
 

7. Dpt of 
Building 
and 
Housing  

No Comment n/a n/a n/a 

8. Rod and 
Gaye Kyle 
and 
Family 

Planting of native/indigenous trees on marginal land (private and NPDC land), through 
NPDC making plants available for planting.  That landowners that have land with junk 
be required to clean it up. 

39 n/a Defer for consideration in 
the vegetation strategy 
scheduled for 2014. 

9 New 
Zealand 
Fire 
Service 
Commissi
on 

Ensure that all rural developments are adequately serviced with a fire fighting water 
supply Include reference of the Fire Fighting Water Supplies Code of Practice SNZ PAS 
4509:2008 into the District Plan. 

43 Recommendation 15 Allow the comment 

10. Trust 
Power 

Protection of landscapes should not impede regional significant infrastructure from 
developing.  Any landscape overlays should be assessed in accordance with the RMA.  
Minimum allotment sizes are a crude tool and can impact on utilities ability to operate if 
not able to subdivide small lots. Supports inclusion of provisions that manage reverse 
sensitivity.  Support areas of constraint as opposed to areas where development can 
occur.  However, if areas for development of industry are identified want to be included 
in this process. 

14, 26 and 
27 

Recommendation 16 Defer those parts of the 
comment relating to 
regionally significant 
infrastructure to the 
utilities review process. 
 
 

11.  Rodney 
Maurice 
Hawkes 

Upland Road.  Concern about lifestylers stock getting into the Awai River.  Because 
there is no requirement for lifestyle blocks to have water for stock they are getting water 
from the river, as opposed to troughs on the farm that were previously provided by the 

42 n/a That the comment and 
submission is not allowed 
as the fencing of streams 
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# Name Summary of main issues in the comments Page 
Numbers 

Related Issue 
Recommendations 

Individual 
recommendation 

and 
submissio
n 40 from 
LTCCP 

farmer.  The water quality is the worst it has been since farm milking shed effluent was 
stopped from going into water ways. There should be a requirement for farmers to 
fence rivers and steams when they subdivide so that stock can not use them for water. 

for lifestyle lots is not 
practical, as an esplanade 
strip is often taken. 

12. Petroleum 
Exploratio
n and 
Production 
Associatio
n of New 
Zealand 
(PEPANZ) 

Issues 1-5 Rural Amenity and Landscape:  Concern that oil and gas sites may be 
impacted by any landscape controls (eg: coastal policy area). 
Issues 6-7  Conflicts between land-uses and managing reverse sensitivity:  
Acknowledge that oil and gas operations have been part of the rural environment for 
many years and are becoming impacted by more lifestyle living. 
Issue 8 Viability of future industry:  Difficult to identify future oil exploration sites. 
Option 1:  appropriate for oil industry as allows flexibility in their operation.  Would like 
to be involved in ‘rigorous monitoring’ of rural environment.  This option will not deal 
with reverse sensitivity and land-use conflict issues for the industry. 
Option 2:  concerned this will result in an overly restrictive coastal environment (and 
other significant landscapes).  Other effects based rules could be reviewed.  
Option 3:  Although would deal with reverse sensitivity and conflicts in the general rural 
area will limit the industry from locating in more developed lifestyle areas.  
Option 4:   Particularly a concern with coastal area.  Can often avoid discrete areas 
(waahi tapu) as opposed to large features.  Require further information on the level of 
control on this option. 
Option 5:  Existing sites, pipeline routes that are strategically important need to be 
recognised.  Concerned that this will result in the trade-off of less flexibility in other 
areas 

18, 26, 27 
and 31. 

Recommendation 2 
and Recommendation 
11 

Allow comment in part as 
some of the concerns are 
supported.   

13. Murray 
Lowe 

Plymouth Road.  Conflicts of lifestyle interest, particularly noise.  Rural roads boarded 
by rows of hedge like fast growing trees.  Lifestylers have poor regard for weed control 
(gorse on hills was previously managed by farmers).  Development around historic sites 
(eg: Koru Pa). Option 2 is preferred.  Asks if the rules will be retrospective 

24, 36, 40 
and 47  

Recommendation 1 
Recommendation 12 

Allow in part as rural 
subdivision is proposed to 
be further controlled. 

14. Sian Fayle 
and Mike 
Kennedy 

Surry Hill Road.  Concerned the current system is not working as is too flexible and 
does not take into account the cumulative effects of subdivision.  The Port Hills in 
Christchurch are an example of developing creeping up a landscape.  The foothills 
need specific protection. Concerned about removing the second dwelling provision. 

19, 25 Recommendation 3 
Recommendation 10 

Allow in part as still able to 
provide 2 dwellings on 
larger lots.  Allow 
comments in relation to 
addressing landscape 
concerns. 

15. Ralph and 
Wendy 
Broad 

Poor use of 4 hectare minimum lot size and favour strategic grouping of lots to minimise 
fragmentation of farmland and reverse sensitivity.  Considers that it is the scale and 
height of houses that is a concern as opposed to the two dwellings on a lot issue.  
These excesses (scale and height) need to be defined and controlled in the coastal and 

14, 19 Recommendation 1 
Recommendation 3 
Recommendation 10  

Allow in part as some of 
the issues are addressed. 
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# Name Summary of main issues in the comments Page 
Numbers 

Related Issue 
Recommendations 

Individual 
recommendation 

ring plain land.  No one option provides the solution, but should avoid blanket controls 
and a ‘knee jerk’ reaction.  Target specific areas providing reasonable permitted levels 
of development, by focusing on the excesses.  The controls should set a baseline with 
RMA consent only required where the baseline is exceeded.  The baselines will differ 
depending on the land and topography.   
The Marshalls (land between Ahu Ahu Road and Weld Road) have sympathetically 
developed land on a coastal escarpment and do not want to constrain buildings that fit 
well with the land.  Did not build to the DP maximum as this would not have been 
appropriate.   

16. The 
Aggregate 
and 
Quarry 
Associatio
n of New 
Zealand 
(c/-
Harrison 
Grierson) 

Support in particular issue 7 of the discussion paper relating to reverse sensitivity.   
Further consideration of Option 5 Protect Industry Areas or Option 6 Reverse 
Sensitivity. Note that areas would need to be carefully selected under Option 5 to 
ensure that the appropriate extent of these areas are identified. 
In addition; 
-include policies relating to the significance of the aggregate resource, the management 
of the adverse effects of aggregate exploration and development and the future needs 
-specifically identify quarrying as an activity in the rural area as has been done with 
farming, poultry, pigs and oil and gas. 

32 Recommendation 11 Allow the comment in part; 
 
as further investigations 
will be undertaken 
regarding reverse 
sensitivity impacts.   
 
Identifying future industry 
areas will not be 
progressed. 

17. Mike and 
Lynn 
Spencer 

Upper Kaihihi Road, Okato   Concerned about the ‘character of the countryside, and 
how sporadic development changes the character, with housing interrupting views also.  
As the intensity of housing increases over time, the feel of being rural changes to semi-
urban.  This is tolerated if it is restricted to certain areas but not if its is a scattergun 
approach, particularly on iconic environments (eg: cliffs and beaches). 
Concerned that effects based planning puts more onus on individual landowners, 
particularly with non-notified land-use consents.  There is a pressure to not offend a 
neighbour.  By taking a more restrictive zoning approach this would take these 
decisions away from the individual.  
Effects based planning cannot prevent cumulative subdivision.  The only long term 
option is some form of zoning, so that traditional countryside and iconic environments 
are preserved. 
Prefer clustering around existing settlements, while keeping farming character in other 
areas.   

16 Recommendations 1, 
2 and those relating 
to land-use controls 
3- 9 and  
recommendation 10 

Allow in part as further 
restrictions are being 
recommended for 
subdivision in the rural 
area, important 
landscapes and lifestyle 
areas will be developed.   
 

18. Norton 
Mollar  

Comments in written submission: 
-the present provisions in the plan that provides for a buffer zone from the cliff edge to 
about 300 metres inland; 
-the present provisions relating to lifestyle developments; 

26 Recommendation 10 Allow comment in part as 
coastal and lifestyle 
issues are being 
addressed. 
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# Name Summary of main issues in the comments Page 
Numbers 

Related Issue 
Recommendations 

Individual 
recommendation 

-other matters 
19. Michael 

Radich 
Concerned with rural land options near existing towns and rural land that has special 
character from a visual and environmental perspective.  Focusing on lifestyle where 
owners are willing to partner with council to meet development needs.  Requirements of 
particular pieces of land be evaluated with owners and councillors.  That time be taken 
to consider evidence before the hearing. 

17 Recommendation 2 Allow in part as further 
investigations are 
recommended into 
lifestyle areas. 
 

20. Robert 
and Susan 
Mahy 

Otaraoa Road   The last change in subdivision policy led to uneven distribution of 
houses. Those areas favoured (eg: views, coastal, rivers) have been overpopulated 
while other areas not populated.  Dwellings built close to road an issue.  Also concern 
that farmers paying more for land as they can sell off small portions for lifestyle.   
Concern about development on Otaraoa Road where there are eleven subdivisions 
ranging in size from .1 to 4ha within distance of 1.1km.  Even with 5 sections not yet 
built on it has impacted on rural character. Protecting the landscape is more important 
than allowing lifestyle subdivision levels.  Option 4 is the preferred option although it 
should be strengthen by adding a requirement that any additional rural residential 
building within 500m of an existing house on the same road should required a 
discretionary consent. 

12, 20 Recommendation 1 
Recommendation 4 

Allow in part as some of 
the concerns have been 
addressed, such as 
tightening up on the rural 
subdivision provisions and 
setback provisions. 

21. Ian 
McKillop 

Lifestyle blocks (from 1ha to 20ha +) remove good rural land from economic and 
productive usage with the exception of a few that are used for intensive rural use.  Most 
are used uneconomically and occupants frequently become tied down in the weekends 
to undertake weed control, fencing etc which still going into town for sporting and other 
activities.  Better to have small town sized sections scattered through the working farm 
land.  Allow subdivision of residential size blocks. 

10 Recommendation 1 Allow in part as have 
tightened the subdivision 
provisions 

22. Fonterra 
Co-
operative 
Group 
Limited 

470 diary farms supply milk to Fonterra in the district.  Ensuring that dairy production is 
not negatively impacted by inappropriate subdivision of production land.  Reverse 
sensitivity also needs to be managed where subdivision occurs next to diary activities.  
Options that protect productive capacity of the rural zone and focus development, 
recognise the potential for tensions and minimise risk are likely to be supported.   

13 
32 

Recommendation 1 
Recommendation 11 

Allow as;  
changes to subdivision 
provisions will lead to less 
land fragmentation. 
Reverse sensitivity 
controls are being 
imposed.   
 

23. Departme
nt of 
Conservati
on (NP 
Area 
Office) 

The New Zealand Coastal Policy Statement will have a significant impact on the rural 
review if progressed, also need to take into account the significant coastal areas in the 
Regional Policy Statement.  Little attention is paid to section 6(c) matters or of the 
biodiversity matters in the district.  The adverse effects of rural subdivision in proximity 
to sites of biodiversity importance is an increasing issue.  Development can increase 
pressure on sites (public land or covenanted) , through noise, physical disturbance, 

26 
40 

Recommendation 10 
n/a 

Allow in part as;  
the wider issues regarding 
landscape protection are 
recommended. 
The issues regarding 
vegetation will be further 
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# Name Summary of main issues in the comments Page 
Numbers 

Related Issue 
Recommendations 

Individual 
recommendation 

domestic animals etc. 
The protection of outstanding landscapes and natural features is a key issue, with 
particular concern to the coast and river corridors (relating to windfarms) 

considered in the SNA 
review. 

24 Muriel 
Livingston 

The cumulative effect of development destroying the desired ambience of the area is 
the most important issue.  Concerned there is no policy on paper roads and securing 
access to esplanade strips, beaches, tramping tracks, or other recreational activities.   
Concerned that two dwellings are allowed on any allotment. 
Industrial business should only be in the rural area if connected to farming or 
agricultural practices.  Concerned that those impacted by industrial subdivision should 
be given the opportunity to comment. Option 2 with emphasis on better controls and 
input from those affected by development.  Rigorous inspection to ensure compliance is 
required. 

19, 22, 42 Recommendation 1, 
recommendation 3 
and recommendation 
7 

Allow in part as; 
Tightening the rural 
subdivision provisions 
while still allowing 
development. 
Removing two dwellings 
from small lot. 
Further controls on 
industrial businesses 
proposed. 

25. Mike 
Anderson 

Concern about Riparian Margins and that the application of waterway protection is 
inconsistent.  In relation to the Timaru Stream in particular some of river has been 
fenced off, but as not all the land has been subdivided stock still grazes in the river. 

42 n/a That the comment is not 
allowed as the fencing of 
streams for lifestyle lots is 
not practical, as an 
esplanade strip is often 
taken.  

26. David 
Marshall 

Concerned that the 4 hectare minimum is too large and that people would be happy 
with 5000m2 blocks that are indispersed through farmland or landscape areas.  With 
varied landscape no blanket rule can apply. 
Some areas already developed for lifestyle and are not monoculture dairying areas.  
Current building restrictions on the coast are appropriate, with controls on height and 
colour (eg: Ahu Ahu Road). 
The need for sustainable lots in the future for food production may be required.  Option 
1, retain current land-use provisions but more flexibility to allow smaller lots.  Zoning for 
industrial and commercial land. 

16, 22 and 
26 

Recommendation2, 
Recommendation 7, 
and Recommendation 
10. 

Allow in part in that ; 
-lifestyle areas are being 
investigated. 
-Further controls on 
industrial businesses 
proposed. 
-Consideration to controls 
on coastal policy area. 

27. Stephen 
Colson 

Any change to development standards should recognise the current pattern of 
subdivision and development to ensure existing lots are able to be developed and 
utilised efficiently.  No comment on options at this stage 

n/a Recommendations 3-
5 

Consideration will be 
given to existing lots. 

28. William 
Marshall 

Approach from a local perspective, not like the coastal plan when a plan for Whitianga 
was applied.  A lot of hearsay about how houses impact on the coast, but those on the 
western side of Ahu Ahu Road are barely visible from the beach, except one (that 
replaced an existing modest cottage).  Consider the impact to be greater on the slopes 
of the ranges.  Do not want to be caught up in a problem that does not exist as there 
may be other coastal areas where the topography does not assist in accommodating 

19, 26 Recommendation 10 
and recommendation 
3 

Allow in part as; 
-Removal of 2 dwellings to 
a lot for small lots only. 
- Coastal policy review. 
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# Name Summary of main issues in the comments Page 
Numbers 

Related Issue 
Recommendations 

Individual 
recommendation 

reasonable development.  Opposed to restricting to one house per site, as may wish to 
erect a dwelling to be near family in the future.  Also need for farmers to have farm help 
on site.  Does not consider there are problems with traffic, but would like to see the 
unsealed surface of Ahu Ahu Road graded more regularly. Option 1 and retain the 2 
dwellings rule 

29 Joe 
Broughton 

Submission on behalf of the Trustees and Whanau of Ngahinapouri Urupa on Hoewaka 
Land under the Turu Whenua Act 1993.  Reference to past processed relating to the 
landsupply review.  Now interests relate to landscape effects, maintaining rural 
character, and managing land use conflicts and concerns over the potential light 
industrial/business zoning over the land.  It is vital that we have legal access and 
parking adjacent to the Ngahinapouri Urupa. 

47 n/a Comment is deferred to 
the on-going discussions 
between the trustees and 
council staff regarding 
obtaining access to the 
Hoewaka Block through 
the bypass process. 
  

30. Stefan 
Kiss 
(Taylor 
Patrick 
Surveyors
) 

Experienced in subdivision and surveying in the area.  Primary issue is lifestyle block 
development, in terms of quality, impact on other land uses and surrounding and 
environment and whether there is a supply bottleneck in popular areas. 
Current rules worked well for a period of low growth and into the property market boom, 
but now need to improve quality.  As large landowners have used up their rights this 
needs to be reviewed, as many are looking at the 4 ha option.  Do not see farmparks as 
a viable alternative. 
Landscape assessment not necessary for each individual application.  Global overlays 
as part of the Plan Change process are preferred.  Consider there is a lack of certainty 
under the current discretionary rules for anyone to apply for anything with certainty. 
Option 3a provide new rural residential lifestyle zone.  Focused lifestyle growth around 
small service towns improving proximity to shops, services etc.  Also needs to be a link 
to the urban growth strategy so lifestyle areas do not restrict future urban expansion.   
Option 2 is a good option but prefer a light tough to the changes, rather than a heavy 
handed protection regime.  Consider that a light version of option 2 in tandem with 
option 3 will provide for further consideration of preferred options.  Also suggest an 
alternative to option 3 to introduce a rule that relates the size of the parent parcel to the 
number of allotments that can be subdivided as of right.   

 10, 14, 15, 
20 

Recommendations 1, 
2 and 3-5. 

Allow the comments due 
to  
-changes to the 
subdivision provisions; 
-introducing lifestyle 
areas. 

31 Federated 
Farmers 
of New 
Zealand  

Consider the separation distances for intensive farming activities are effective. 
Oppose protection of landscapes that impact on the rural working landscape.  
Subdivision rules should stop at area becoming urban not control rural activities.  
Oppose restrictions on farm buildings, and other buildings and on rural/farm activities 
(eg: earthworks, tree planting and forestry, vegetation clearance). 
Does not support restrictions on lot sizes, more appropriate to address subdivision on a 

9, 15, 26-32 Recommendation 1, 
2, 10 and 11 

Allow in part as; 
-dealing with reverse 
sensitivity issues. 
-investigating lifestyle 
areas 
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recommendation 

case by case basis.  Accepted if different landscape classes had different levels of 
control. 
Concerned about zoning areas to protect industry if this impacts on existing activities in 
that zone. 
Supports providing for reverse sensitivity, but does not support external buffers around 
properties surrounding existing operations, but support agreements between land-
owners. Supports combination of option 1 and option 6.   
Concerned about the impact of option 2 on land-owners.   
Supports parts of option 3. 
Wording suggested to deal with reverse sensitivity issues on another title. 

32 Rosemary 
Tatham 

Good farmland should not be made into lifestyle blocks as it is losing productivity and 
causes conflict as lifestylers often don’t fit with farming operations (silage smells, noise 
of a herd of cows). Lifestyle blocks should be controlled to certain locations where there 
is less productive land and where it will not interfere with farming operations. 

16 Recommendation 1, 
Recommendation 2. 

Allow the comments due 
to  
-changes to the 
subdivision provisions; 
-introducing lifestyle 
areas. 

33 Christine 
Terrey 

Concern for subdivision in areas fast becoming built up rural areas.  Subdivision 
consent has been granted around chicken sheds .  Concern there is a discrepancy 
between NPDC requirements and TRC requirements and that lifestyle landowners will 
have to put up with proposed changes from chicken sheds.  Although the chicken 
sheds were there first times and needs have changed.  Existing sheds should not be 
able to expand.  NPDC, TRC and Chicken Shed owners should get together to find 
appropriate new designated areas for sheds.  Subdivision should never be allowed in 
these new areas or if it was a larger sensible radius imposed. Relocate any chicken 
sheds that may pose problems in the future (eg: that are close to built up areas), and 
not allow existing sheds to change use or increase numbers.  Options 5 and 6 but with 
a focus on residents needs 

33, 34 Recommendation 11 That the comment relating 
to relocating chicken 
sheds is not allowed.  
Reverse sensitivity 
controls will not be able to 
deal with existing 
situations of land-use 
conflict, however they will 
reduce future conflict. 

34 Doreen 
Jennings 
Piquemal 

Maintaining areas of natural beauty should be a priority (eg: the Kaitakes are already 
being impinged upon due to flexible subdivision – this has occurred elsewhere in the 
district).  Agriculture and oil are the mainstay of the Taranaki economy and need to be 
supported by reducing land-use conflict.  Respect needs to be given to sites of historic 
and cultural importance and involvement of local iwi.  Require a water tight plan that 
cannot be abused. Option 2 alongside option 4b.  This will clarify the intentions of the 
provisions and restrict small lots in sensitive areas alongside a rigorous monitoring 
regime.  Option 3 is not equitable to landowners.  Concern that will not be able to 
implement option 4b although support in principle. 

29, 36 Recommendation 10, 
11 and 12. 
 
 

Allow the comments due 
to  
-protection of sensitive 
landscape areas 
-managing land-use 
conflict 
-importance of cultural 
issues.  
 
Note does not support 
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Individual 
recommendation 
lifestyle areas. 

35 Bob 
Waugh  

Change is constant over time, which is not well recognised as an issue.   
There have been no complaints about what has happened. 
No recognition of current worldwide and NZ financial crisis. 
Surprised the review has not been put on hold until the review of the RMA has been 
completed. Several of the options proposed are two options. 
There is no option for status quo. 
There is not option to reduce controls. 
That there be a reduction of controls to reduce cost of development and cost of 
bureaucracy.  That the council draw up a paper addressing these issues for discussion 
by the community. 

9 Recommendation 1 is 
contrary to comment 
made 

Do not allow the 
comments. 

36. Keith 
Plummer 

Support option 3, focus lifestyle growth 15 Recommendation 2 Allow as supports lifestyle 
areas. 

37 Clive 
Neeson 

Submission process focuses on policy too much and residents have no mechanism to 
propose specifics.  Want a soft surface walkway maintained from Oakura to Fort St 
George).  Fence off riparian strips so rivers and beach no longer polluted.  These 
problems persist despite years of notice by the public in Oakura.  Address specifics 
which are accountable for policies. 
Cannot make a unified interface over planning issues due to the political division of the 
town into Okato and Inglewood, which have difference ideals and visions. 

42, 43 Recommendation 14 Allow as will be addressed 
through the Open Space 
Strategy.   
 
Issues regarding 
representation not in 
scope of rural review. 

38 Ivan Bruce Taranaki has one of New Zealands most intact and significant archaeological and 
heritage landscapes, an essential element of rural character.  It is under pressure from 
subdivision in the rural area, an area that largely protected sites due to limited impact of 
farming activities.  Increased developed over the last 10-15 years has seen damage to 
archaeological sites and this is expected to be on-going. 
 
Cultural and heritage issue did not identify other heritage organisations or the general 
public.   
 
Options have the potential to affect heritage.  But not clear what option is best to 
protect heritage..  At this point option 3 (with caveats).  Currently NPDC has issues with 
making landowners aware of sites and with defining the extent of sites.  A limit on the 
rate and type of subdivision and land-use to discrete areas will help with heritage 
protection and focus resources to high impact areas. 

36 Recommendation 12 Allow the comments in 
part as the waahi tapu is 
currently occurring.  

39. Pepper 
Family 
Trust 

Current District Plan does not prevent certain commercial activities from locating in the 
rural area (eg: self storage sheds on Lower Hurford Road which have changed the rural 
landscape). 

22 
 

Recommendation 7 That the comment is 
allowed. 
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The rules don’t seem to deal with the impact on the landscape and view shafts of 
neighbours and road users.  Why can’t such buildings be better sited and have better 
screening. 
Lower Hurford Road is now a busy rural road, and is only 12 m wide, and was not 
widened when the land was subdivided for the 2nd time in recent years. Improved 
decision making during the consent process and consultation with adjoining 
landowners. 
Change the rules in regards to siting, fencing and screening 

40 New 
Zealand 
Institute or 
Surveyors 
– Taranaki 
Branch 

Need to consider the long term impact of external influences; recognise that change will 
occur; and ensure that the provisions of the District Plan meet the Long Term objective 
for the Rural Environment Area and the residents of the District. 
 
Concern that the framework for growth by identifying a large area for growth in Smart 
Road has limited the ability to progress residential development across a broad front, 
which could influence future rural residential development. A balance of minimising the 
impact on rural character whilst still meeting the needs of the residents of the District, 
needs to be achieved. 
In option 1 it needs to be recognised that change to rural and landscape character is a 
given occurrence – it is whether the rate and level of change is appropriate. 
Concern regarding the use of the 4ha minimum which will become default lifestyle 
blocks.  A density control may be more appropriate as recommended previously. Do no 
support option 3b which involves increasing the activity status of subdivision to 
discretionary or requiring a larger minimum lot size. 
 

8, 14 Recommendation 1 Allowed in part. 

41 Mary 
Frances 
Western 

Serious issues regarding the sustainability of a farmers full time livelihood.  
Conflicts between buildings – change as we have seen just can’t go on in subdivision 
and density of population.  Very fertile land has been taken out of production. 

14 Recommendation 1, 
Recommendation 2. 

Allow the comments due 
to  
-changes to the 
subdivision provisions; 
-introducing lifestyle 
areas. 

42 BTW 
Company 
Limited 

Require a robust consultation process with rural residents. 
Issue 1:  Controls are not sufficient to protect natural character.  Could change 
subdivision to discretionary in the coastal area (while considering the impact on key 
industries) 
Issue 2:  Not an issue due to the landscape being in public ownership. 
Issue 3:  Setting of outstanding and regionally significant landscapes need to be 
protected.  The issue is not just the density of dwellings but the location of them within 

15, 19, 20, 
21, 26 

Recommendation 1, 
2, 3-9, 10 and 11. 

Allow in part based on 
recommendations in the 
report. 
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the landscape. 
Issue 4: Need to recognise pockets of lifestyle development as a key element of rural 
character.  There is not one typical rural environment. 
Issue 5:  Difficult to manage cumulative effects, and include in assessment criteria. 
Issue 6:  Rules regarding traffic generation are working well. 
Issue 7:  Existing industry does need to be protected, with greater use of buffer zones 
(using discretionary activity status as opposed to controlled activities). 
Issue 8:  Support strategically identifying resource rich areas. Supportive of Option 2, 
with increasing level of control in sensitive areas of the coast and outstanding 
landscapes. Suggest design led rules, particularly for land-use (eg building on 
ridgelines) with greater coordination between land-use and subdivision rules (eg: two 
dwellings on a site rule). 
Concerns the 4ha minimum it too large – provide for 4000m2 to 2ha in appropriate 
areas.   
Supportive of Option 3a as it takes a more strategic approach, but do not support 3b. 
Supportive Options 4a and 4b. 
Generally supportive of Option 5 
Support Option 6 as need to protect existing industry (excluding general farming) from 
rural residential development.  Support non complaint covenants. 

43 Kathleen 
Weston 

Consider the 2 dwellings per lot per farm rule is too restrictive when required for staff 
working on the farm. Allow more than 2 dwellings for a working farm. 
Do not restrict buildings to try and limit effects on landscape. 

19 Recommendation 3 That the comment is not 
allowed and 2 dwellings 
remain for large lots. 

44 New 
Zealand 
Historic 
Places 
Trust 

The impact of subdivision, use and development should be a significant issue, in 
particular archaeological sites.  Overall there is an under representation of recorded 
archaeological sites. 
Subdivision has also impacted on built heritage (eg: development near Hurworth 
Cottage). 
Notable landscapes of archaeological and cultural value in New Plymouth that are not 
recognised in the District Plan include the lahar fields to the east of New Plymouth, 
archaic period archaeological sites located in stream mouths along the Taranaki coast, 
places and areas associated with the Taranaki Land Wars and the archaeological 
swamp deposits  along the coast around Waitara, Urenui and Mimi. Combination of 
targeted development away from areas of archaeological and historic significance and 
protection of known archaeological sites.  Predictive archaeological models could be 
used.  Options 4a and 4b, particularly identifying areas of archaeological and cultural 
significance. 
 

36- 
 

Recommendation 12 That the comments are 
allowed to the extent that 
some of the issues 
identified will addressed 
through the waahi tapu 
review process. 
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45 Tegal 
Foods 
Limited, 
Aviagen(N
ew 
Zealand) 
Limited, 
Taranaki 
Broiler 
Growers 
Associatio
n (inc). c/- 
Harrison 
Grierson 

Issue 4 - Need to identify poultry farming as intensive farming activities to be consistent 
with the District Plan, and this needs to continue.  Favour removing permitted activity 
provision for 2 dwellings on a site and consider these would be effective.  Favour 
redefining rural character to provide a clearer hierarchy of activities, to stop changes in 
character. 
Issue 5 – support and recognise. 
Issue 6 – support changing reference from dwellings to ‘sensitive areas’. 
Issue 7 – Lifestyle is encroaching too close to existing farms, extend provisions to 
‘sensitive areas’ and be changed to discretionary activities.  Support Option 3a if the 
rural residential areas are in appropriate locations.  
Otherwise Option 2, to review land-use provisions to offer greater protection to 
legitimate rural activities.  Also support Option 6. 

16, 18, 19, 
20 , and 
3222 

Recommendation 11 That the comments are 
allowed in part. 
 
 

46  Alan Doy Current subdivision rules create uneconomic and unsustainable subdivision in the rural 
environment through creation of 4 ha allotments (often due to lack of 1-2 acre lots).  
Lack of opportunity for small lots in peri-urban area, means there will be more 4 hectare 
lots.  Subdivision should consider topography with ability to provide suitable building 
sites, access and practical boundaries.  This can be compromised with 4 hectare rule.  
Concern that the 2 dwellings to a lot provision creates an expectation of future 
subdivision. All options need to considered, support a managed approach with areas 
zoned rural residential near urban centres and rules for farm park developments. 

14, 15 and 
19 

Recommendation 1, 2 
and 3. 

Allow parts relating to  
-removing 2 dwelling 
provisions,  
-introducing lifestyle areas 

47 Ronald 
Snodgrass 

Change is inevitable constant and needs to be recognised in the review. The preferred 
option, is a mix of the options 
 (a)  is as flexible, and effective and efficient in operation,  as possible 
  
 (b)  gains effective protection of the of the special landscapes identified.   In particular 
those of the coast and slopes of the mountain and ranges 
  
 (c)  enables lifestyle growth focus in present rural areas where the land is suitable for 
intensified occupational use, such as within the greater environs(subject  to definition) 
of New Plymouth city, 
    
  (d)  incorporates appropriate and agreed provisions considered necessary to limit 
reverse sensitivity.  

15 Recommendation 3 
and 10 and 11 

Allow comments   

48 Genesis 
Energy 

Concurs with the comments of PEPANZ (submission number 12) 18, 26, 27 
and 31. 

Recommendation 2 
and Recommendation 

Allow comment in part as 
some of the concerns are 
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(Concurs 
with the 
comments 
of 
PEPANZ 
(submissio
n number 
12) 

11 supported.   

49 Methanex 
New 
Zealand 
Limited 
(Concurs 
with the 
comments 
of 
PEPANZ 
(submissio
n number 
12) 

Interest in issues 6 Conflicts between Land-uses and Issue 7:  Managing Reverse 
Sensitivity.    Concurs with comments made by PEPANZ (submission 12) 
 
 

18, 26, 27 
and 31. 

Recommendation 2 
and Recommendation 
11 

Allow comment in part as 
some of the concerns are 
supported.   

50 Haumoan
a White 
(Nga 
Hapu O 
Poutama) 

Received a claim number and directions from the Waitangi Tribunal.  Submission is 
relevant to review of Significant Natural Areas and Wahi Tapu and Archaeological sites.  
Understand NPDC has been issuing subdivision and resource consents without 
consultation or recourse to Nga Hapu O Poutama.  We understand that NPDC’s 
position is that it is too onerous.  Hapu ready to be consulted on this review. 

47 n/a Consultation will be 
undertaken with iwi and 
hapu through the plan 
change process.. 

51 Roland 
Swift 

Value privacy and nature of the rural landscape.  Not necessary to consider further 
development in current climate. Concern that option 3 would result in changing the 
designation from rural to something else.  This recently happened in our area.  For 
people who have brought a lifestyle property because of the protection afforded by the 
current policies then the change would adversely affect our life. 

16 Recommendation 2 Allowed in part as 
consideration will need to 
be given to land-owner 
perspectives in the Plan 
Change process. 

52 Richard 
Bain 
Landscap
e 
Architects 

Concern that the 4 ha minimum does not minimise effects on the environment as 
intended, as rural character has been impacted.  Controlled activity subdivision are not 
able to consider the impacts on rural character and amenity.  Site specific assessment 
on all applications is required due to the landscape values in the district.  Option 3b and 
assess all rural subdivisions as a discretionary activity and assess on a case by case 
basis. 

13 Recommendation 1 Comment is not allowed 
as discretionary small lots 
are not recommended. 

53 Taranaki Supports elements of options 2, 3 and 4.  Results in tighter controls on development, 31, 34, 36, Recommendation 11, Allowed in part. 
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Regional 
Council 

and a more directive approach to where lifestyle developments occurs.  Rural service 
industries that require a rural location subject to effects based controls to protect 
landscape, amenity and natural character.  Overlay areas to protect outstanding and 
regionally significant landscapes should be consider. 
 
Option 6 is supported to control effects of reverse sensitivity. 

41, 43, 44 Recommendation 13, 
Recommendation 15 

54 Todd 
Energy 

Generally support PEPANZ comment 12, but provide additional comments: 
Effects based approach works well with good flexibility.  Activities associated with 
petroleum exploration and production are not locked out of areas and can still occur, if 
the provisions of the plan are met or consents granted.   
Do not think the areas of conflict should be overstated.   
Do not overcater for reverse sensitivity as those who live in the rural environment 
should be prepared to live with the lawfully established uses and activities in that 
environment.  Don’t think that people are going to want to live in close proximity to 
existing operations, although would some control over subdivision in close proximity 

18, 26, 27 
and 31. 

Recommendation 2 
and Recommendation 
11 

Allow comment in part as 
some of the concerns are 
supported.   

55 Marion 
Bolton 

Productive land which is being subdivided and taken out of production for the 
foreseeable future.  It can also limit the production of adjoining farms when lifestylers 
are offended by farming sights or smellsLifestyle blocks and subdivision should be 
focused deliberately into areas of less productive land. 

16 Recommendation 2 Allow comment as lifestyle 
areas have been 
recommended.  

56 
(same 
as 61) 
61, a, 
b, c, d, 
e, f, g, 
h, i, j, 
k, l, m, 
n and  

Carrington 
Road 
Rural 
Residents 
 
Joanne 
and 
Joshua 
Weise 

In general agree with the issues – particular concerned about the city boundary and 
radial accessways like Carrington Road going up to Mount Taranaki. Option 3 is the 
preferred option, by increasing the density at the urban edge where landscape 
character is more ‘lifestyle’ than rural and where land is suitable for intensification. 
Rather than a change from urban to rural there could be a gradual transition as in the 
following example (note that this applies to the Carrington Road area)  
• urban, 
• lifestyle blocks (The urban boundary up to Carrington Road/Atkinson Road is a 

desirable location for lifestyle growth.  Already an area consolidated for lifestyle 
blocks, so character is not truly rural.  This area could minimise impacts on the 
environment by using sustainable options such as filtrated water and individual 
septic tanks).  

• semi rural (occurs when the landscape changes around Ratanui dip.  This would 
be similar to the rules that apply in the rural zone at present.   

• Rural (further up Carrington Road, true rural is identified) 
• Sensitive areas Protective zone where the landscape is identified as sensitive.    
 
Option 1, do no support as not sustainable over time to meet District Plan objectives 

17 Recommendation 2 Allow comment as lifestyle 
areas have been 
recommended. 
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Option 2, do not support as do not see the retention of a single rural zone as in the best 
interests for the district. 
Option 4, could be pursued in combination with Option 3 to give a enhanced outcome. 
Option 5 and 6, Options have merit and could be pursued in conjunction with Option 3. 

57 
 

Ann Scott 
for Nga 
Motu 
Marine 
Preservati
on Society 

There is a need for a precautionary approach as a time of unprecedented coastal 
development.  This is putting pressure on the outstanding natural landscapes but also 
the ecological and natural values.  These areas need to be extended to include the vital 
land-sea interface. 
Two marine reserves are now gazetted in Taranaki (Tapuae and Parininihi) and need to 
be included in the protection of outstanding landscape discussion.  The coastal strip 
between Waiwhakaiho River and Bell Block is protected by lack of access but about to 
be opened up by walkway extension, so values will be lost.  There is a gap in 
recognition of the land sea interface and need to work with DoC, TRC on stricter 
controls. Add the Tapuae and Parininihi Marine Reserves to your overlays that identify 
areas of value 

28 Recommendation 10 Parts of the comments are 
allowed regarding coastal 
protection.  Consideration 
of the marine reserves as 
significant coastal areas is 
considered in future 
reviews. 

58 Allan 
Jufferman
s 

Issues on coastal and significant landscapes cannot be avoided are not affected by 
current development.  The 4 ha minimum has been devastating on the landscape, need 
to look at a smaller minimum lot area so can allow open space to remain. Option 1 with 
the variation of removing the date, inserting a 1 km radius and a density in that area of 
4 hectare blocks.  Discretionary is anything greater and council should have little 
reason to turn down a discretionary activity if affected parties have been consulted and 
given consent. Option 1 is consistent with RMA outcomes.  Therefore you could 
subdivide 3 one hectare blocks and leave a balance of 20 ha, leaving a lot more open 
space.  Don’t consider Options 2, 3, 4 and 5 appropriate as outdated.   Ensure 
discretionary activities are treated as discretionary. 

10, 14, 16 Recommendations 1 
and 2 

That the comment is not 
allowed. 

59 David 
Bolger 
(Paddy) 

Changes in rural countryside with the biggest changes in the last few years since 
smaller subdivision was allowed.  This has had a positive impact on rural character on 
on creating work. 
We have to be careful of development in coastal areas but if there are no harmful 
effects we should consider the proposition form a positive viewpoint. 
Most people don’t want 4 hectares. 
The old rural B zone was a good use of rough rural land and could be subdivided into 
one hectare lots.  Rural character changes. Allow 4 ha blocks to subdivide into 2 2 
hectare blocks and consider a policy requiring a separation distance between 
dwellings. 

15, 20 Recommendations 1 
and 2 

That the comment is not 
allowed. 
 

60 Telecom 
New 

Interested in Lot availability for network utility development and requirements for 
telecommunication infrastructure and subdivision consents. 

14 n/a That the comments are 
allowed 
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Zealand 
c/- Incite 

61, a, 
b, c, d, 
e, f, g, 
h, i, j, 
k, l, m, 
n 
(same 
as 56) 

Carrington 
Road 
Rural 
Residents 
 
Joanne 
and 
Joshua 
Weise 

In general agree with the issues – particular concerned about the city boundary and 
radial accessways like Carrington Road going up to Mount Taranaki. Option 3 is the 
preferred option, by increasing the density at the urban edge where landscape 
character is more ‘lifestyle’ than rural and where land is suitable for intensification. 
Rather than a change from urban to rural there could be a gradual transition as in the 
following example (note that this applies to the Carrington Road area)  
• urban, 
• lifestyle blocks (The urban boundary up to Carrington Road/Atkinson Road is a 

desirable location for lifestyle growth.  Already an area consolidated for lifestyle 
blocks, so character is not truly rural.  This area could minimise impacts on the 
environment by using sustainable options such as filtrated water and individual 
septic tanks).  

• semi rural (occurs when the landscape changes around Ratanui dip.  This would 
be similar to the rules that apply in the rural zone at present.   

• Rural (further up Carrington Road, true rural is identified) 
• Sensitive areas Protective zone where the landscape is identified as sensitive.    
 
Option 1, do no support as not sustainable over time to meet District Plan objectives 
Option 2, do not support as do not see the retention of a single rural zone as in the best 
interests for the district. 
Option 4, could be pursued in combination with Option 3 to give a enhanced outcome. 
Option 5 and 6, Options have merit and could be pursued in conjunction with Option 3. 
 

17 Recommendation 2 Allow comment as lifestyle 
areas have been 
recommended. 

62 Clifton 
Communit
y Board 

Well timed and positive review.  Additional issues are 
-the need to have a system in place for management and collection of refuse. 
-Roading issues are a core management concern. Suggest that owners of heavy 
vehicles pay a reasonable contribution towards widening roads. 
-Water reticulation programme needs to be accelerated.  Require a fire coupling on 
water tanks to deal with water supply for fires. 
-Motor bike tracks used in leisure time create noise.  More consultation is needed to 
address this problem. 
-Commend bylaws regarding wandering stock on roads and recommend these be 
rigidly applied. Support a flexible approach – allowing for rural living and development 
across the rural area with governing conditions in the District Plan. 

23, 25 and 
43 

Recommendation 9, 
Recommendation 15 

That parts of the 
comments are allowed.   
 

63 Transpow Would like to see a stand alone utilities chapter in the District Plan. 44 Recommendation 16 That the comments are 
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er New 
Zealand 
Limited 
c/- Burton 
Consultant
s 

Concerned that the objectives, policies do not link appropriate to the provisions of the 
plan. 
Changes are proposed to allow the maintenance, replacement and minor upgrading of 
activities. 
Provision for new pole lines as permitted activities. 
Protect existing lines through the provision of a transmission corridor that controls all 
development (not just dwellings) and increase control area to 32m. 
Notify Transpower as an affected party to resource consents. 
Recognise external codes and standards Irrespective of what option or combination of 
approaches is taken, seeks to ensure that its assets are sufficient protected.  
Amendments to the District Plan as outlined in detail in the submission are required to 
do this. 

deferred to the review of 
network utilities. 
 

64 Tangata 
Whenua:  
Ngati 
Rahiri, 
TeRunang
a O Ngati 
Mutunga, 
Pukerangi
ora 

NPDP rules are important for Tangata Whenua as development can impact on the 
relationship with ancestral lands, regardless of ownership.  The comments made also 
impact on other policy objectives in the DP. 
Current rules for subdivision in the rural area too permissive and would like more 
restrictions.  Concern that Tagnata Whenau area currently only consulted if within 
proximity to a waahi tapu site, however does not take into account policy 19.2 that is 
currently in the District Plan.  Acknowledge that the Waahi Tapu project will identify 
further sites it will 3 years before sites are identified and recorded with the potential for 
sites to be destroyed in the meantime. 
Too much subdivision has been allowed in the rural area, with increased developed.  
This has impacted on land values and impacting Maori land through increases in rates. 
Tightening the rules for subdivision may make the vacant lots more desirable.   
Cultural landscapes are a taonga which require protection and may be affected by 
development (eg: Maunga Taranaki). 
Development impacts on Indigenous Vegetation – Flora and Fauna, and access to 
public land 
 
Outside scope of review:  Request that council ensure that a Maori Commissioner is 
included as part of the decision making processes for the council for all future reviews.   
That all council officers have knowledge and respect of Taranaki Maori, Tikanga and 
Kawa. 
The council support iwi through big developments for capacity building. 
Training for iwi/hapu members on council processes. 
Resource the development of cultural activities. The current policy on rural subdivision 
is not restrictive enough and Tangata Whenua should be informed of all subdivision in 

35-39 Recommendation 12 That parts of the 
comments are allowed. 
 
That those parts of the 
comments that are 
matters outside the scope 
of the rural review are 
considered in the LTCCP 
process. 
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their rohe regardless of whether it is controlled, discretionary or non complying. 
As there are a number of unidentified sites it should be paramount that iwi/hapu are 
consulted until the changes are made to ensure waahi tapu are considered.  Consent 
will be for a specific area, and does not cover surrounding areas.  Further consultation 
between Tangata Whenua and Council must continue until an agreement is reached.  
All activities shall be prohibited within the 50m radius of all waahi tapu sites.  
The DP should note that the council acknowledges there are areas of ‘Maori’ land and 
what this means to Maori. 
That Iwi/hapu be consulted in regards to cultural landscapes and that these are 
recognised in the district plan. 
 

65 Powerco 
Limited 

Would like to see a stand alone utilities chapter in the District Plan. 
Concerned that the objectives, policies do not link appropriate to the provisions of the 
plan. 
Changes are proposed to allow the maintenance, replacement and minor upgrading of 
activities. 
Provision for new pole lines as permitted activities. 
Protect existing lines through the provision of a transmission corridor that controls all 
development (not just dwellings) and increase control area to 32m. 
Notify Transpower as an affected party to resource consents. 
Recognise external codes and standards Irrespective of what option or combination of 
approaches is taken, seeks to ensure that its assets are sufficient protected.  
Amendments to the District Plan as outlined in detail in the submission are required to 
do this. 

44 Recommendation 16 That the comments are 
deferred to the review of 
network utilities. 
 

66 Bruce 
Pease 

Subdivisions should be smaller as many people don’t want 4 hectares.  Larger sections 
use up good quality land.  Restrict land use to reduce the impact on the landscape 
especially views of the coast and mountain. 

12 and 26 Recommendation 1 
and 2 and 10. 

Allow comments in terms 
of allowing small lots in 
lifestyle areas.   

67 Darcy 
Keene 

Prefers option 3 because this would suit Urenui, by allowing smaller lot sizes.  If lots 
sizes were around 25002 the land would be affordable and families could support the 
local school. 

17 Recommendation 2 Allow comments as 
lifestyle areas are 
recommended 

68 Susan 
Whelan 

Prefers option 3a, in combination with option 1 or 2a.  This would take the pressure off 
the larger rural area to subdivide small lifestyle blocks to meet market demand.  Urenui 
would support these lifestyle blocks.   

17 Recommendation 2 Allow comments as 
lifestyle areas are 
recommended 

LTCCP 
suibmis
sion43 

Jeanine 
Fowler 

Concerned about large lots being used for lifestyle living and that the land is not 
appropriately managed.  Suggest that farm park developments are encouraged, to 
preserve good land around development. 

14 Recommendation 1 Do not allow comment as 
farm parks are considered 
a non-complying activity.   

LTCCP Maurice The council should consider the long term implications of rural subdivision into lifestyle 42 n/a That the comment and 
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submis
sion 
254 

Hawkes blocks.  Grazing land contributes to overseas earnings.  Section sizes should be 
reduced if people are going to continue to more into the rural area.  Lifestylers should 
be compelled to fence off and plant riparian strips do that livestock do not enter 
waterways 

submission is not allowed 
as the fencing of streams 
for lifestyle lots is not 
practical, as an esplanade 
strip is often taken. 

LTCCP 
submis
sion 
290 

Stephen 
Sutton 

That landowners in Urenui should be allowed to subdivide more than two small one 
acre sections as people don’t always want a big parcel of land.  There is demand for 
smaller blocks in Urenui and this would provide revenue for the council. 

17 Recommendation 2 Allow comments as 
lifestyle areas are 
recommended 

LTCCP 
submis
sion 
321 

Roger 
Maxwell 

Concern that attempts to define where subdivision can occur is problematic.  Eg: the 10 
acre minimum land area.  Concern about viewshafts or such controls and in particular 
who will assess the effects.  Less intrusive industrial impacts in the case of commercial 
operators (eg: chicken sheds).   

10, 27 Recommendation 1, 
recommendation 10 
and recommendation 
11.. 

Allow the comments in 
part in that these issues 
are being addressed in 
the rural review 

   
 


