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 8696 
  
27/02/2026  
 
RESOURCE CONSENT APPLICATION TO SUBDIVIDE  

    Fluid Properties Limited, Paroa Bay Road     
 

PLANNING REPORT  
 

INTRODUCTION 
 
This is a proposal to subdivide by way of rule 13.7.1 of the operative 
Far North District Plan for boundary adjustments. 
It is simply an exchange of two severance parcels that were created 
by the historic road taking of the now Otamarua Road through 
different properties, leaving small severance areas isolated on 
opposite sides of the road. 
The owners of two of these properties have agreed with each other 
to exchange their respective severed portions for obvious reasons. 
Operative District Plan zone is General Coastal 
Proposed District Plan zone is Rural Production. 
 
ADDITIONAL CONSENTS SOUGHT 
 
1. Surrender of Easements : 

A on Lot 7 DP 321988 in so far as it affects Lot 5 DP.321988                     
( EI 5646464.9), and 
F on Lot 4 DP 321988 in so far as it affects Lot 5 DP.321988                   
(EI 5646464.8). 

2. Cancellation of amalgamation conditions : 
(i) That Lots 1 & 7 DP.349406 be held in the same  certificate of title  
    (LINZ  A 431412). 
(ii)  That Lots 4 & 5 DP.321988 be held in the same certificate of title 
     (LINZ  186433) 
(iii)  That Lot 7 DP 321988 be held as an undivided ¼ share by the owners      
of Lots 4 & 5 DP 321988 (LINZ  634854). 
 

3. Amalgamation condition proposed : 
    That Lot 7 DP 321988 be held as to one undivided ¼ share by the  
owners of Lot 1 hereon and that one record of title be issued in  
accordance therewith.  
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Properties before subdivision 
 

OWNERS               -  CF & SY RING & TRUSTEE COMPANY LTD 
TITLE REFERENCE -  87748 
DESCRIPTION        – LOT 4 DP 321988 area 20.2750 ha 
                                 LOT 5 DP 321988 area 2900 m² (severance) 
                                 Lot 7 DP 321988 1/4 share (Common Access) 
 
 OWNERS              -  FLUID PROPERTIES LIMITED 
TITLE REFERENCE – 203544 
DESCRIPTION        - LOT 1 DP 349706 area 4.3515 ha 
                                 LOT 7 DP 349706 area 1075 m² (severance) 

 

 

 

 

  Properties after subdivision & transfer 
 

 
         
OWNERS               -  C & S RING 
DESCRIPTION        – LOT 1  area 20.3825ha together with 
                                 Lot 7 DP 321988 1/4 share (Common Access) 
 
 OWNERS              -  FLUID PROPERTIES LIMITED 
DESCRIPTION        - LOT 2  area 4.6415 ha  
 

 

 

 

 

 

 
SITE DESCRIPTION 
Looking at Google maps, the Ring property is 2/3 bush with a house tucked 
in the middle and 1/3 a productive vineyard. Main access is at the 
intersection of Paroa Bay Road and Otamarua Road where the common 
access Lot 7 DP 321988 commences. The severance area being acquired, 
Lot 7 DP 349706, comprising 1075m² is all in pasture sloping away from 
the road. 
 
The Fluid property is 75% bush covered some of which is subject to a 
Conservation covenant, the remaining area contains 3 buildings known as 
The Paroa Chalets surrounded in pasture that extends to the east and 
includes the whole of the severance area being acquired, Lot 5 DP.321988, 
comprising 2900m² 
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OPERATIVE DISTRICT PLAN 
Under the Far North District Plan the property is zoned General Coastal.  

 
13.  SUBDIVISION 
 
Assessment under the boundary adjustment rules : 
 
13.7.1 BOUNDARY ADJUSTMENTS: ALL ZONES EXCEPT THE RECREATIONAL   
ACTIVITIES AND CONSERVATION ZONES 
 
Boundary Adjustments Performance Standards 
Boundary adjustments to lots may be carried out as a controlled (subdivision) activity 
provided that: 
 

(a) There is no change in the number and location of any access to the lots involved;  
This boundary adjustment does not change the number, the locations or 
the users of the existing entrances or accesses. 
 

 
(b) There is no increase in the number of lots;  
 There is no increase in the number of lots. 
 
 

(c) The area of each adjusted lot complies with the allowable minimum lot sizes     
specified for the relevant zone, as a controlled activity in all zones except for   
General Coastal or as a restricted discretionary activity in the General Coastal Zone 
(refer Table 13.7.2.1) except that where an existing lot size is already non-complying 
the degree of non-compliance shall not be increased as a result of the boundary 
adjustment ; 
Lot 1 complies with the General Coastal zone 20ha minimum area. 
Lot 2 is already non complying but it area is being increased therefore the  
degree of non-compliance is not increased. 
 

(d) The area affected by the boundary adjustment is within or contiguous with the area   
of the original lots;  
The areas remain contiguous with that of the current boundary. 
 
 

(d) All boundary adjusted sites must be capable of complying with all relevant land 
use rules (e.g building setbacks, effluent disposal);  
Both Lots 1 & 2 are capable of complying with all relevant land use rules. 
 

  
(e) All existing on-site drainage systems (stormwater, effluent disposal, potable 

water) must be wholly contained within the boundary adjusted sites.   
Both Lots 1 & 2 comply  
 
 
The proposed boundary adjustment upholds all of the controlled activity 
standards and therefore deemed to hold a Controlled Activity status. 
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13.7.3 CONTROLLED ACTIVITIES  
 
13.7.3.1 PROPERTY ACCESS (see Chapter 15 Transportation) A controlled (subdivision) 
activity application must comply with rules for property access in Chapter 15, namely Rules 
15.1.6C.1.1 - 15.1.6C.1.11 (inclusive) 
15.1.6C.1.5 VEHICLE CROSSING STANDARDS IN RURAL AND COASTAL ZONES 
(a) Private access off roads in the rural and coastal zones the vehicle crossing is to be 
constructed in accordance with Council’s “Engineering Standards and Guidelines” (June 2004 
– Revised 2009) 
Lot 1 has an existing double width sealed entrance at the intersection of 
Paroa Bay Road and Otamarua Road where the common access Lot 7 DP 
321988 commences. 
Lot 2 has an existing double width entrance on the opposite road corner 
which services the Chalets and balance of the property. 
Both entrances appear to comply with FNDC Engineering standards. 
 
13.7.3.2 NATURAL AND OTHER HAZARDS  
Any proposed subdivision shall avoid, remedy or mitigate any adverse effects of natural 
hazards. 
Being small boundary adjustments, there is little or no additional effects of 
natural hazards be it erosion, flooding, landslips, contaminants, subsidence, 
fire or sea level rise. 
 
13.7.3.3 WATER SUPPLY 
There being no reticulated water supply, all domestic supplies are from roof 
storage. 
 
13.7.3.4 STORMWATER DISPOSAL  
(a) All allotments shall be provided, within their net area, with a means for the disposal of 
collected stormwater from the roof of all potential or existing buildings and from all 
impervious surfaces, in such a way so as to avoid or mitigate any adverse effects of stormwater 
runoff on receiving environments, including downstream properties. This shall be done for a 
rainfall event with a 10% Annual Exceedance Probability (AEP). 
Both Lots 1 & 2 are sufficiently large enough to control and dispose of 
stormwater within the bounds of their respective lot. 
 
13.7.3.5 SANITARY SEWAGE DISPOSAL 
Both Lots 1 & 2 are sufficiently large enough to control and dispose of 
wastewater within the bounds of their respective lot. 
 
13.7.3.6 ENERGY SUPPLY – Not applicable 
 
13.7.3.7 TELECOMMUNICATIONS – Not applicable 
 
13.7.3.8 EASEMENTS FOR ANY PURPOSE 
Lot 1 contains existing easement F (electricity & water supply) 
in EI 5646464.8 in favour of 1-3 & 5-6 DP 321988 which, for the 
sake of clarity, should be surrendered in so far as it affects the 
severance Lot 5 DP 321988.  
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13.7.3.9 PRESERVATION OF HERITAGE RESOURCES, VEGETATION, FAUNA AND 
LANDSCAPE, AND LAND SET ASIDE FOR CONSERVATION PURPOSES. 
Lot 1 contains an existing covenant shown H (no buildings) 
Lot 2 contains an existing conservation covenant shown I. 
 
13.10.15 ACCESS TO WATERWAYS 
Not applicable 
 
13.10.16 LAND USE INCOMPATIBILITY 
 
The degree to which the proposed allotments take into account adverse effects arising from 
incompatible land use activities (including but not limited to noise, vibration, smell, smoke, 
dust and spray) resulting from an existing land use adjacent to the proposed subdivision. 
The subdivision has little or no effects upon the existing situation. 

 
 

 RESOURCE MANAGEMENT ACT 1991 

 Part 2 
Purpose and principles 
In this Act, sustainable management means ‘managing the use, development, and 
protection’ of natural and physical resources in a way, or at a rate, which enables people 
and communities to provide for their social, economic, and cultural well-being and for 
their health and safety while— 

 (a) sustaining the potential of natural and physical resources (excluding minerals) to meet 
the reasonably foreseeable needs of future generations; and 

 (b) safeguarding the life-supporting capacity of air, water, soil, and ecosystems; and 
 (c) avoiding, remedying, or mitigating any adverse effects of activities on the environment 

 
 

 This subdivision is an exchange of isolated parcels of land that were created as 
severance parcels at the time of road taking and now by exchanging ownership  creates 
allotments that complement both the wider farming and rural residential activities 
achieving positive outcomes in accordance with sustainable management.       

   
  All surrounding land use activity is consistent with the proposal.  Reverse sensitivity 

effects are considered to be less than minor. 
 
 
SCHEDULE 4 RMA 1991 
An application for Resource Consent for an activity must include the following: 
 

ASSESSMENT OF THE ACTIVITY AGAINST ANY RELEVANT PROVISIONS OF A DOCUMENT 
REFERRED TO IN SECTION 104(1)(B) 
 

Section 104(1)(b)  
any relevant provisions of— 
(i)  a national environmental standard: 
(ii)  other regulations: 
(iii)  a national policy statement: 
(iv)  a New Zealand coastal policy statement: 
(v) a regional policy statement or proposed regional policy statement: 
(vi)  a plan or proposed plan;  

These provisions have been covered without concern. 
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 Matters of national importance 
In achieving the purpose of this Act, all persons exercising functions and powers under it, 
 in relation to managing the use, development, and protection of natural and physical 
resources, shall recognise and provide for the following matters of national importance: 
 
(a) the preservation of the natural character of the coastal environment (including the 
coastal marine area), wetlands, and lakes and rivers and their margins, and the protection 
of them from inappropriate subdivision, use, and development; 
(b) the protection of outstanding natural features and landscapes from inappropriate 
subdivision, use, and 
development: 
(c) the protection of areas of significant indigenous vegetation and significant habitats of 
indigenous fauna: 
(d) the maintenance and enhancement of public access to and along the coastal marine 
area, lakes, and 
rivers: 
(e) the relationship of Maori and their culture and traditions with their ancestral lands, 
water, sites, waahi 
tapu, and other taonga: 
(f) the protection of historic heritage from inappropriate subdivision, use, and development: 
(g) the protection of protected customary rights. 
 
The boundary adjustment does not present any increased impacts from 
what has already approved. 
It is noted that proposed Lot 2 is within PNA (DOC 2016) “Edward 
Tikitikioure Coastal Habitat” and that a significant portion has an existing  
conservation covenant labelled ‘I’. 
 
Other matters 
In achieving the purpose of this Act, all persons exercising functions and powers under it, 
in relation to 
managing the use, development, and protection of natural and physical resources, shall 
have particular regard to— 
(a) kaitiakitanga: 
(aa) the ethic of stewardship: 
(b) the efficient use and development of natural and physical resources; 
(c) the maintenance and enhancement of amenity values; 
(d) intrinsic values of ecosystems: 
(e) [Repealed] 
(f) maintenance and enhancement of the quality of the environment: 
(g) any finite characteristics of natural and physical resources: 
(h) the protection of the habitat of trout and salmon: 
(i) the effects of climate change: 
(j) the benefits to be derived from the use and development of renewable energy. 
 
This proposal achieves the sustainable management purpose and principles of the RMA 
as it manages the use, development, and protection of natural and physical resources, in 
a manner, which maintains and enhances the environment, while providing for economic, 
cultural and social well-being. 
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Treaty of Waitangi 
In achieving the purpose of this Act, all persons exercising functions and powers under it, 
in relation to managing the use, 
development, and protection of natural and physical resources, shall take into account the 
principles of the Treaty of Waitangi 
The proposal is not considered to contradict the Treaty of Waitangi’s 
interpretations. 
 
 
 
CLAUSE 6   
(1) An assessment of the activity’s effects on the environment must include the 
following information: 
(a) if it is likely that the activity will result in any significant adverse effects on the 
environment, a description of any possible alternative locations or methods for undertaking 
the activity: 
(b) an assessment of the actual or potential effects on the environment of the activity. 
(c) if the activity includes the use of hazardous substances and installations, an assessment of  
any risk to the environment that are likely to arise from such use. 
(d) if the activity includes the discharge of any contaminants, a description of – 

(i) the nature of the discharge and the sensitivity of the receiving environment      
to adverse effects; and 
(ii) any possible alternative methods of discharge, including discharge into any 
other receiving environment: 

(e) a description of the mitigation measures (including safeguards and contingency 
plans where relevant) to be undertaken to help prevent  or reduce the actual or 
potential effects: 

(f) identification of the persons affected by the activity and consultation undertaken, 
and any response to the views of any person consulted: 
Having been through the planning assessment criteria and demonstrated a balanced 
environmental outcome, the effects based concept of the Far North District Plan 
implies that any adverse effects on the environment are less than minor, thereby the 
Resource Management Act does not require notification. 

 
(g) if the scale and significance of the activity’s effects are such that monitoring is 

required, a description of how and by whom the effects will be monitored if the 
activity is approved: 
Monitoring is not required. 

 
(h) if the activity will, or is likely to, have adverse effects that are more than minor on 

the exercise of a protected customary right, a description of possible alternative 
locations or methods for the exercise of the activity (unless written approval for the 
activity is given by the protected customary rights group). 
No concern. 

 
(2) A requirement to include information in the assessment of environmental effects is 

subject to the provisions of any policy statement or plan. 
Noted 
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CLAUSE 7 – Assessment of Environmental Effects 
 Matters that must be addressed by assessment of environmental effects 
An assessment of an activity’s effects on the environment must address the following 
matters: 
(a) any effect on those in the neighbourhood and, where relevant, the wider 
community, including any  social, economic, or cultural effects: 

The subject location has no direct influence on the public, being well screened, and without   
any change occurring to impact the social, economic or cultural effects.  
 
(b) any physical effects on the locality, including any landscape, and visual effects. 

There are none. 
 
(c) Any effects on ecosystems, including effects on plants or animals and any physical 

disturbance of habitats in the vicinity. 
There is no physical damage to ecosystems. 

 
 
(d) any effect on natural and physical resources having aesthetic, recreational, 

scientific, historical, spiritual, or cultural values, or other special value, for present 
and future generations: 
Effects are nil.   

 
(e) any discharge of contaminants in to the environment, including any unreasonable 

emissions of noise, and options for the treatment and disposal of contaminants: 
  Nil 
 
(f) any risk to the neighbourhood, the wider community, or the environment through 

natural hazards or the use of hazardous substances or hazardous installations. 
  Nil 
 
 
 

OPERATIVE REGIONAL POLICY STATEMENT 
 
The Operative Northland Regional Policy Statement presents the latest initiatives and 
guidelines for the northland region, and  its direction holds particular relevance. 
 
3.4 Indigenous ecosystems and biodiversity 
Safeguard Northland’s ecological integrity by: 
a) Protecting areas of significant indigenous vegetation and significant habitats of 
indigenous fauna; 
b) Maintaining the extent and diversity of indigenous ecosystems and habitats in the 
region; and 
 
 
3.5 Enabling economic wellbeing 
Northland’s natural and physical resources are sustainably managed in a way that is 
attractive for business and investment that will improve the economic wellbeing of 
Northland and its communities. 
 
We need people and businesses to choose Northland as a place to invest, and our 
economic development needs to be aligned with environmental outcomes. 
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4.6.1 Policy – Managing effects on the characteristics and qualities natural character, 
natural features and landscapes 

(2)  Outside the coastal environment avoid significant adverse effects and avoid, remedy or 
mitigate other adverse effects (including cumulative adverse effects) of subdivision, use and 
development on the characteristics and qualities of outstanding natural features and outstanding 
natural landscapes and the natural character of freshwater bodies. Methods which may achieve this 
include: 

a)  In outstanding natural landscapes, requiring that the location and intensity of subdivision, 
use and built development is appropriate having regard to, natural elements, landforms and 
processes, including vegetation patterns, ridgelines and freshwater bodies and their margins; 

b)  In outstanding natural features, requiring that the scale and intensity of earthworks and built 
development is appropriate taking into account the scale, form and vulnerability to modification of the 
feature; 

c)  Minimising, indigenous vegetation clearance and modification (including earthworks / 
disturbance and structures) to natural wetlands, the beds of lakes, rivers and their margins. 

 

(3)  When considering whether there are any adverse effects on the characteristics and qualities 
of the natural character, natural features and landscape values in terms of (1)(a), whether there are 
any significant adverse effects and the scale of any adverse effects in terms of (1)(b) and (2), and in 
determining the character, intensity and scale of the adverse effects: 

a)  Recognise that a minor or transitory effect may not be an adverse effect; 

b)  Recognise that many areas contain ongoing use and development that: 

 (i)  Were present when the area was identified as high or outstanding or have subsequently 
been lawfully established 

 (ii)  May be dynamic, diverse or seasonal; 

 

All physical effects exist. 

The site is near other areas of developed land. 

There is no physical change to the landscape, and the location is well obscured. 

There is no vegetation clearance or earthworks. 

The core infrastructure is already in place (access and power), and the subject 
environment is largely modified without the subdivision causing further physical 
modification.  

 
 
6.1.1 Policy – Regional and district plans 
Regional and district plans shall: 
(a) Only contain regulation if it is the most effective and efficient way of achieving resource 
management objective(s), taking into account the costs, benefits and risks; 
(b) Be as consistent as possible; 
(c) Be as simple as possible; 
(d) Use or support good management practices; 
(e) Minimise compliance costs and enable audited self-management where it is efficient 
and effective; 
(f) Enable subdivision, use and development that accords with the Regional Policy 
Statement; and 
(g) Focus on effects and where suitable use performance standards. 
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 In summary, the Regional Policy Statement strives to encourage sustainable 
management, and sets in place framework for subdivision activity to avoid 
environmental degradation, which the proposal is considered to uphold without 
concern. 

 

 NATIONAL POLICY STATEMENT FOR HIGHLY PRODUCTIVE LAND 2020 
The Land Use Capability  of the application site is LUC 6e9 and therefore does 
not have the status of being highly productive land. 
 

NATIONAL POLICY STATEMENT FOR FRESHWATER MANAGEMENT 2020 
The national policy statement presents strong incentives for development to ‘avoid’ actual or potential effects that 
would compromise wetlands, or the natural components linked to waterways. The boundary adjustment does not 
undermine that intent. 
 

NATIONAL ENVIRONMENTAL STANDARDS 
National Environmental Standards for assessing and managing contaminants in soil to protect human health 
2011, is not considered applicable to the subject land having no evidence of HAIL use. 
 
 
 
 

PROPOSED DISTRICT PLAN 
 
The properties are located in the Rural Production zone under the Proposed District Plan. 
Proposed Lot 1 has a Coastal overlay over its entirety. 
Proposed Lot 2 for the most part has no overlay other then a touch on the fringes. 
 
SUB-R1 Boundary adjustments  
All zones (except Open Space zones, Motorua Island zone, and  Airport zone)  
Activity status: Controlled  where:  
 
CON-1.  The boundary adjustment complies with minimum allotment sizes for controlled 
activities, except where an existing allotment size is already non-
compliant, the degree of noncompliance shall not be increased; 
 SUB-S2 Requirements for building platforms for each allotment; 
 SUB-S3 Water supply;  
SUB-S4 Stormwater management;  
 SUB-S5 Wastewater disposal;  
SUB-S6 Telecommunications and power supply; and  
SUB-S7 Easements for any purpose;  
 
This application is compliant 
As an overview the requirements for boundary adjustments under the proposed 
district plan are not unlike those under the operative district plan and therefore 
do not, for the sake of repetitiveness, warrant further assessment 
The rural character and amenity of this environment is undoubtedly rural based, 
and the subdivision promotes this theme without introducing any physical 
change, being a natural asbuilt situation. 
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CONCLUSION 
  
 The subdivision proposal defines a straight forward boundary adjustment. 
  
 The proposal has been assessed against the relevant planning legislation on an effects 

basis, and is considered to fulfil the relevant  objectives and policies.  
 

 The subdivision is considered consistent with the higher planning documents, the  
Regional Policy Statement, and the natural character of the property is not deemed 
‘significant’, or even of ‘high ecological value’.   

  Through implementation of the proposed management techniques positive effects are 
employed, such that the effects overall are less than minor.  

 
R.J.Donaldson 
Registered Surveyor 
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 AMALGAMATION CONDITIONS TO CANCEL:
1.That Lots 1 & 7 DP 349406 be held in the same 
   certficate of title (see A 431413).
2.That Lots 4 & 5 DP 321988 be held in the same 
   certificate of title (see 186433)
3.That Lot 7 DP 321988 be held as to an undivided 
   1/4 share by the owners of Lots 4 & 5 DP 321988 
   (see 634854)

AMALGAMATION CONDITION PROPOSED
That the 1/4 share in Lot 7 DP 321988 
(common access) be held as to one undivided 
1/4 share by the owners of Lot 1 hereon and that 
one record of title be issued in accordance therewith.

EASEMENTS TO BE SURRENDERED.
A over Lot 7 DP 321988 (Common Access)
in so far as it affects Lot 5 DP 321988..
EI 5646464.9)
F over Lot 4 DP 321988 in so far as it affects
Lot 5 DP 321988    (EI 5646464.8)

EXISTING COVENANTS
1. Area I is subject to Conservation Covenants
    pursuant to Section 77 of the Reserves Act 1977
2.  Area H  is subject to Land Covenant (no building)
3. Restrictive covenant 5646464.8 (buildings etc) affects
    Lot 4 DP 321988 (Lot 1) and Lot 5 DP 321988 (Pt Lot 2)
     (Lot 5 may need to be excluded from this covenant)  

Land Surveyors & Planners  -  ANZ bank building, 90 Kerikeri Road, Kerikeri, Northland, New Zealand   -   www.donaldsons.net.nz  -   em: info@donaldsons.net.nz  -  p:09 4079182  

Notes:
Contours are in terms of NZVD 2016,
and are sourced from Open Topography point cloud

Date : 19/02/2025
Scale @ A3 :
Contour interval : 10m

1:3000PROPOSED SUBDIVISION OF 
Lots 1 & 7 DP 349706 AND LOTS 4 & 5 DP 321988

Zone : General Coastal
Applicant  : Fluid Properties Limited

REF : 8696
























