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n NOTE: Text in grey is not being changed as part of this plan change 

(Additions are underlined and deletions strikethrough show alterations to sections of the 2002 
Operative Plan) 

8 SUBDIVISION 

8.1 Introduction 
 

Subdivision provides a framework for land ownership to facilitate land use 
development and activities. The subdivision of land may not directly create adverse 
effects on the environment. However, it does provide opportunities and expectations 
for future development, which may cause adverse effects.  

The subdivision process is often closely associated with engineering works and a 
demand for services and utilities to make the land suitable for development. This can 
result in the subdivision process generating effects that have implications for the 
sustainable management of the District’s resources. Through this chapter, the Plan 
adopts controls to manage the adverse effects that inappropriate subdivision may 
generate and to ensure land is developed efficiently over time. 

 

5.1 BACKGROUND 

One of Council’s functions under the Act is control of subdivision. The purpose of this 
is to limit any adverse effects of subdivision on the environment and to sustainably 
manage resources, particularly the land and soil resources.  

The definition of subdivision includes cross-leases, company leases and unit titles. 
This means that such subdivisions are subject to exactly the same rules and potential 
consent conditions as “ordinary” fee simple subdivisions. Any leases of parts of a 
block of land for longer than 20 years also qualify as subdivisions. Partitions of Maori 
land do not however need subdivision consent if the new land parcels are to be held 
by members of the same hapu.  

5.2 EFFECTS OF SUBDIVISION 

Subdivision is regarded as an “activity” under the Act, much the same as land use 
activities like building a factory. Subdivision only permits a new allotment to be held 
in separate permanent ownership as opposed to short-term rent or lease. There are 
relatively few direct effects which arise from separate ownership. Examples include 
the need for new separate accesses to the road and separate utility services.  

The indirect effects of subdivision can however be important. The new owner will 
usually (but not always) expect to build a dwelling or buildings on the new section. 
These new buildings will have their own effects upon the landscape, upon neighbours 
and upon effluent disposal in the locality. Subdivision of residential sections is the first 
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n step in urban growth, and the effects of that growth must therefore be taken into 
account at the subdivision stage. This plan will therefore require the effects of future 
dwellings on the new lots to be considered when a subdivision is applied for. Similarly 
Council will need to be satisfied that Industrial or Business zone allotments can be 
reasonably used for permitted activities.  

The cumulative effects of subdivision must also be taken into account. Subdivision of 
one residential allotment along a main traffic route would have little impact, but 
ribbon development of several sections and vehicle crossings may well be of concern.  

Subdivision policies affect land values. If there is a shortage of particular types of 
blocks, inflated prices may result. A property’s potential for subdivision may also raise 
its value (and rates) thereby influencing the owner to subdivide it. One way to 
minimise value anomalies is to give all landowners an equal opportunity to subdivide. 
This is not possible, however, if the Plan is to meet the Act’s aims. Varying 
opportunities will for example result from this Plan’s policy of treating subdivision of 
versatile land differently to other land.  

Subdivision can sometimes have significant benefits. As much individual freedom as 
possible should be permitted, within the Act’s duties to manage adverse effects and 
to consider sustainability of the land resource. The potential adverse impacts are 
addressed by the objectives below.  

 

8.2 Resource Management Issues  
The following resource management issues have been identified in relation to 
subdivision in the Rural and Rural Lifestyle Zones: 

1. Inappropriate and ad hoc subdivision can result in, and in some areas has 
resulted in: 

a. a reduction in the productive capabilities of land through reduced site 
sizes and the fragmentation of rural land 

b. adverse effects on areas of cultural, historical, ecological or landscape 
significance 

c. increased risks to public health and safety by allowing for subdivision in 
areas subject to natural hazard risks 

d. adverse effects on network utilities and infrastructure including on the 
safe and efficient functioning of infrastructure and physical resources of 
regional or national importance, such as the road and rail network and the 
National Grid  

e. reverse sensitivity effects 

f. limitation on public access to the coastal environment, wetlands, lakes and 
rivers 
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n g. cumulative adverse effects on the character and amenity of the 
surrounding rural environment 

h. the creation of sites that are not an appropriate scale or location to 
efficiently support their intended uses 

7)   The fragmentation of land holdings and new housing and other development 
which results from subdivision is having a cumulative impact upon the rural 
environment, including upon its rural character and amenities and upon the 
future options for use of the vulnerable versatile land. While each proposal may 
have minor effects on its own, the cumulative effects over time can be very 
significant. � 

12)  Public access to the coast and rivers, as well as recreational opportunities 
generally, need to be maintained and enhanced.  

 

8.3 Objectives and Policies  

The objectives and policies in the Subdivision Chapter should be read together with 
the objectives and policies from other chapters of the Plan including the relevant 
Zone chapters. 

 

Objective 8.3.1 
To ensure subdivision and any subsequent development is designed to avoid or 
mitigate adverse effects on the environment and to maintain the character and 
amenity values of the Rural and Rural Lifestyle Zones.  

Policies 
8.3.1.1 Ensure subdivision design maintains the character and amenity values of 

the surrounding environment. 

8.3.1.2 Ensure subdivision design takes into consideration the future land use 
proposed for the site, in accordance with the other requirements of the 
Plan.  

8.3.1.3 Enable boundary adjustment and the amalgamation of sites where this will 
result in more efficient and effective use and development of natural and 
physical resources.  

8.3.1.4 Require subdivisions to be designed in a manner that avoids or mitigates 
the potential for reverse sensitivity effects on existing lawfully established 
activities.  
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n 8.3.1.5 With respect to the National Grid, avoid the establishment of incompatible 
new subdivision and subsequent use and development within the defined 
National Grid Corridor. 

8.3.1.6 Ensure subdivision design provides for the efficient and effective on-site 
disposal of wastewater and stormwater, or where reticulated services are 
available, for the connection of new allotments to these services. 

8.3.1.7 Ensure subdivision design provides for the appropriate supply of potable 
water for consumption, health and hygiene, and fire-fighting purposes. 

8.3.1.8 Ensure subdivision makes efficient and effective provision for connections 
to electricity, gas and telecommunications facilities. 

8.3.1.9 Ensure all new lots adjoining State Highways, other arterial, collector or 
local roads have safe and adequate vehicle access from the roading 
network, and avoid adverse effects of subdivision on the safe and efficient 
use of pedestrian and cycling networks. 

8.3.1.10 Ensure the adverse effects of subdivision on ecological, cultural, historic 
heritage or landscape values of the site are avoided, remedied or 
mitigated. 

8.3.1.11 Ensure that subdividers and developers provide, or contribute toward, the 
cost of providing, roading, utility services and reserves in accordance with 
the Council’s financial contributions rule set out in D1 of the Plan.  

8.3.1.12 Ensure subdivision design and the location of proposed building platforms 
avoids or mitigates the adverse effects of natural hazards and geotechnical 
matters on people and property. 

8.3.1.13 Ensure subdivision provides for convenient and practical public access to 
lakes, rivers and the coastal environment where appropriate. 

 

 

5.3.11     Fragmentation of Natural Areas and River Channels  

Objective S 11 
To avoid adverse effects on the natural values of streams, lakes, wetlands, the coastal 
area and indigenous forest areas arising from fragmentation of land ownership.  

Policies  

a) To ensure that the natural values of indigenous forest areas, lakes, the coastal 
area, and significant wetlands, including significant habitats of indigenous 
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n fauna, are not adversely affected by fragmentation of ownership arising from 
subdivision. � 

b) To recognise the potential effect of subdivision of riverside land upon the 
management and natural values of the waterway concerned. � 

Explanation  

Indigenous forest areas, lakes and wetlands owned by more than one party can be 
more difficult to manage as one entity. Each landowner may have their own ideas on 
weed control, drainage, stock access, public use etc. People may decide to fence new 
boundaries running through bush areas, to the detriment of the bush.  

The Plan’s rules therefore only permit new boundaries through indigenous forest 
areas or significant wetlands if those areas are to be protected by a legal covenant. 
The same requirement applies to subdivisions which would increase the number of 
parties who own the bed or fringes of a lake. Likewise rural subdivision in the coastal 
area has been made a discretionary activity so that its impact upon the coastal 
environment can be assessed.  

Policy b) recognises that stream valleys becoming more closely subdivided can lead to 
pressure from the new owners for the stream to be straightened and stopbanked. 
Small- block owners are likely to be less receptive to the stream’s shifts in direction 
than a person who owns the whole stream floodplain and “gains and loses” every 
time the river shifts. Straightening and stopbanking have an adverse impact on the 
natural character on the waterway and on its ecological value, eg suitability for fish 
spawning.  

Council will monitor the subdivision of areas where such impacts may become a 
problem, and will introduce specific controls for those areas if warranted.  

District Plan Methods  

- District Rule C2 2.4.1 J).�Subdivision consent conditions requiring covenants.  
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n 8.4 Rules 
 

8.4.1 Controlled Activities  
The following subdivision activities are controlled activities: 

a. Any subdivision in the Rural or Rural Lifestyle Zones to adjust the position of a 
title boundary or to amalgamate two or more titles where the following 
standards apply, except as provided for in 8.4.1.d: 
 

i. There is no increase in the total number of sites, and 
 

ii. No site has an area smaller than 5000m2. 
 

b. Any subdivision in the Rural Zone that meets a minimum site size of 25ha. 
 
c. Any subdivision in the Rural Lifestyle Zone that meets the following minimum 

site size: 

i. 5000m2 for the Colyton, Halcombe, Hiwinui and Sanson Rural Lifestyle 
Zone areas 

ii. 1.5ha for the Pohangina Rural Lifestyle Zone area 
 

d. Any site in the Rural and Rural Lifestyle Zones, created solely for the purpose of 
an access lot, network utilities, roads and reserves. Sites created for these 
purposes have no minimum site size requirement. 

 
 

When considering these activities, the Council retains control over the following 
matters: 

i. Where a dwelling exists, the positioning of any new boundaries to ensure 
any dwelling complies with, or does not increase the extent of non-
compliance with, the permitted activity standards of the relevant Zone. 
 

ii. Where no dwelling exists, the ability of a site to demonstrate at least one 
building platform where a dwelling can be erected that complies with the 
permitted activity standards for the relevant Zone. 

 
iii. The provision of a potable water supply to meet the intended use of the 

site including for fire fighting purposes in accordance with the New 
Zealand Fire Service Code of Practice SNZ PAS 4509:2008. 

 
iv. The ability of each site to contain an onsite wastewater disposal system 

to meet the intended use of the site, or to connect to a reticulated 
wastewater service. 

 
v. The design of any system for stormwater management that: 
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n a. avoids creating or worsening any ponding or inundation to 
surrounding upstream and downstream properties; and 

b. provides for the control of all surface water within the land being 
subdivided 

 
vi. The ability of each site to provide vehicle access that complies with the 

sight distances and access spacing requirements specified in Appendices 
2c, 2d, 2e and 2f. 

 
vii. The merging of vehicle crossings where a proposed crossing is located on 

the same side of the road and within 50m of any other vehicle crossing. 
 
viii. The need for a new legal road to be designed and constructed, where 

common access to four or more sites is created. 
 
ix. The ability of the site to provide access and roading that is designed and 

constructed in accordance with Clauses 3.3.1 and 3.3.2 and Table 3.2 of 
NZS 4404:2010 Land Development and Subdivision Infrastructure. 

 
x. The ability to design and locate buildings on proposed sites to avoid or 

mitigate the adverse effects from natural hazards on people and 
property. 

 
xi. Avoiding, remedying or mitigating adverse effects of subdivision and 

development on ecological, cultural, historic heritage or landscape values 
of the site. 

 
xii. The suitability of new sites and proposed building platforms to be 

developed for their intended use, including consideration of geotechnical 
matters. 

 
xiii. The provision of public access to lakes, rivers and the coast. 
 
xiv. The provision of esplanade reserves or esplanade strips adjoining the 

coast and the margins of lakes and rivers. 
 

xv. The provision of financial and/or development contributions. 
 

xvi. Measures to restrict future land uses and development on sites 
subdivided for access lots, network utilities, roads and reserves.  

 
 

 
2.4 STANDARDS – RURAL ZONES AND FLOOD CHANNEL ZONES 
2.4.1 Performance Standards 
A)  Average Lot Size Rule- General 

i)  The maximum number of additional allotments which may be 
created by subdivision of any title shall not exceed the subdivision 
entitlement (SE) or remaining entitlement (RE) calculated in accordance 
with B) or C) below. 

ii)  If the subdivision entitlement (SE) or remaining entitlement (RE) 
calculated for any title is less than one, no subdivision of that title shall be 
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n permitted. Fractions shall be disregarded. 
iii)  Any land which comprises the “base portion” of the title concerned, as 

determined under B) ii) below, shall not at any time be subdivided further. 
iv)  If the land being subdivided includes more than one title, or involves a 

title which is zoned partly Rural 1 and partly Rural 2, the subdivision 
entitlement or remaining entitlement for that land shall be calculated by 
adding together the entitlements of the individual titles or parcels of land 
concerned. 

B)  Average Lot Size Rule- Parent Titles. 
i)  Titles which existed on 1 August 1998 shall be termed “parent titles.” The 

subdivision entitlement (SE) of such titles shall be calculated by taking the 
total area of the title (A) and dividing it by: 

 
Rural 1 Zone, with or without Flood Channel zone land- 8 (R1) 
 
Rural 2 Zone, with or without Flood Channel zone land- 4 (R2) 
 
Flood Channel zone land without Rural 1 or 2 zone land- 8 (FC) 

 
and then subtracting 1.0 from the resulting number. i.e.  

 
SE = (  A  ) -1.0 

 
R1 or R2 or FC 
 

ii)  An area comprising one half of the parent title or an area comprising 20 
hectares, whichever is a smaller area of land, shall be identified within 
each subdivision of a parent title as a “base portion”. This area of land 
must be wholly retained within one of the new allotments being created. 

 
EXAMPLE 
Farmer Brown has a title which is zoned partly Rural 1 and partly Flood Channel 1. It is 92.7ha 
in area and has existed since 1967. To find out its subdivision potential he divides 92.7ha by 8 
(R1 from above). 
 
His calculator gives an answer of 11.58, and he then subtracts one to give an answer of 10.58. 
The fraction of .58 is disregarded. 
 
The property can therefore be divided to produce a maximum of ten extra lots plus a balance 
area. (SE=10.) 
 
Farmer Brown then calculates his “base portion,” which is half of the original title (ie 46.35ha, 
or 20ha, whichever is smaller). The answer he finds is therefore 20ha. 
 
The 10 extra allotments plus balance area can be of any size the farmer chooses, as long as the 
base portion (ie at least 20ha) remains in one piece and the Plan’s other rules (eg 0.8 ha 
minimum size) are met. 

 
iii)  When a parent title is subdivided, the entitlement to subdivide shall be 

recalculated and distributed among the resulting titles as follows:  
a)  The number of additional allotments (N) which have been subdivided 

from the parent title shall be subtracted from the maximum number 
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n of additional allotments which could have been subdivided from 
the parent title (SE from above), to give the total remaining 
entitlement (tRE), ie  

 
tRE = (SE - N)  
 

 
EXAMPLE 

Farmer Brown subdivided the 92.7ha property into three pieces, ie created two extra 
lots. (N=2). It was however allowed to be subdivided to provide up to 10 extra lots. 
(SE=10). The total remaining entitlement (tRE) is therefore eight extra allotments. This 
entitlement is then divided amongst the three pieces of land (the resulting titles) as 
described below. (NB -If Farmer Brown’s subdivision had already created the 
maximum of ten additional allotments from his property, no further subdivision 
would be allowed.)  

iv)   The total remaining entitlement (tRE), if any, shall be apportioned amongst the 
resulting titles (RT) by dividing the area of each resulting title by the area of the 
parent title (PT), and then multiplying the result by the total remaining 
entitlement (tRE). For this calculation the area of the base portion (BP) shall be 
excluded from the parent title and from any resulting title within which it is 
located. 

 
RE for each Resulting Title = tRE x ( RT Area- BP )  

 PT Area – BP 
 

 
EXAMPLE 
The three titles created from Farmer Brown’s 92.7ha property had areas of 50ha, 
18ha and 24.7ha. The 50ha Lot 1 contains the 20ha base portion. This 20ha is 
subtracted from the parent title, and from Lot 1. The three new titles (with Lot 1 now 
being a net area of 30ha) are each divided by the net area of the parent title (72.7ha), 
and then multiplied by the total remaining entitlement of 8, as follows:  

Lot 1 is 30ha/72.7ha = 0.412 Lot 2 is 18ha/72.7ha = 0.248 Lot 3 is 24.7ha/72.7ha = 
0.340  

Then 0.412 x 8 = 3.30  

Then 0.248 x 8 = 1.98 Then 0.340 x 8 = 2.72  

Lot 1 can therefore have three additional lots (ie can be subdivided into up to four 
pieces). Lot 2 can have one additional lot, and Lot 3 can have two additional lots  

C)� Average Lot Size Rule – Resulting Titles and Subsequent Subdivisions  

i) In any subdivision of “resulting titles”, and in any subdivisions thereafter, 
the subdivision entitlement shall be recalculated for each new title. This 
recalculation shall be done in the manner described in B) above, except 
that the “parent title” shall be deemed to be the title being subdivided 
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n rather than that which existed on 1 August 1998.  

 

 

EXAMPLE 

Farmer MacDonald buys one of Farmer Brown’s three resulting titles, namely Lot 1 of 
50ha. She knows that it can be potentially subdivided to provide three additional lots, 
and cuts it into two blocks of 12ha and 38ha. The subdivision potential of the two 
pieces is then recalculated. The potential of her block was three additional lots, and 
she has subdivided to provide only one. The total remaining entitlement is therefore 
two.�This total remaining entitlement then needs to be apportioned between the 
two new pieces of land which Farmer MacDonald has created. The 38 ha block 
contains the 20ha base portion, which needs to be subtracted from the area of both 
that allotment and the 50ha Lot 1.  

To do this the net areas of both allotments (12 and 18ha are each divided by the net 
area of the title from which they came (30ha), and then multiplied by the total 
remaining entitlement of the whole 50ha block (2 new lots), as follows:  

Lot 1, is 12ha /30ha = 0.40 Then 0.40 x 2 = 0.80 Lot 2, is 18ha net/30ha = 0.60 Then 
0.60 x 2 = 1.20  

Lot 2 can therefore be subdivided to provide one additional allotment, ie cut into two 
pieces. Lot 1 cannot be subdivided since its entitlement is less than one additional lot.  

NB: Council will place a consent notice on the titles of newly-subdivided allotments which have no 
further subdivision potential under this Plan, to alert potential purchasers to that fact (Refer Rule 
A1 1.3.2 A) xiii), Page 92).  

D)   Minimum Lot Size�All allotments shall be at least 0.8ha in area. � 

E)   Separation Factor For Potential Houses �All allotments shall be capable of 
containing a notional dwelling site which is at least 35 metres from all 
boundaries of that allotment. The notional dwelling site shall consist of a 20 
metre diameter circle, and shall meet the requirements of H) below as a 
suitable building site. 

F)  Effluent Disposal  

i)   All allotments being created shall have a demonstrated suitability 
for the disposal of effluent from a dwelling on the land.  

ii)   Effluent shall must be disposed of either within the site or into a 
Council-approved collective disposal system. Sewage drainage 
easements into neighbouring properties will not be permitted. � 

G)   Access To Land Drainage & Water  

i)   All allotments shall be demonstrated to have direct or legal access 
to natural or practical land drainage. � 
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n ii)   All allotments being created for other than purely residential 
purposes shall have an adequate piped supply of water for stock 
watering purposes. This water supply may be by means of a 
supply easement from another property, or by means of a piped 
supply from a fenced farm dam. 

iii)  Allotments being created for a purpose which involves large areas 
of parking, buildings or other impervious surfaces shall make 
appropriate provision for stormwater disposal.  

H)   Suitable Building Site � 

All allotments shall have at least one suitable site where a dwelling could be 
erected, together with associated effluent sewage and stormwater disposal 
systems. For the purposes of this rule a suitable dwelling site is one which 
complies with this Plan’s performance standards, is not within the Air Noise 
Area, (Refer Appendix 3A), and has been demonstrated to be free of land 
stability hazards. � 

I) Access To Allotments  

i. All allotments shall have at least one place for a vehicular access point 
which meets the sight distance requirements in Appendices 2C. This 
access point may be shared with other property, provided that any 
necessary legal arrangements are entered into. � 
 

ii. Any entrance strip which provides legal access to a site, shall have a 
minimum width of that complies with the requirements of:  
a) 8m where the number of sites is two or less, � 
b) 10m where the number of sites is three or four. � 
c) 12m where the number of sites is five or more. � 

 
iii. Any vehicle crossings proposed by a subdivision and located less than 50 

metres apart shall be combined to create a joint crossing place., if 
located on the same side of the road concerned. 
 

iv. Where common access to eight or more allotments is to be provided, this 
access must be a new legal road, to be formed to the Council’s standards. 

 
NB: Where a new vehicle  crossing is proposed to, or near, an arterial route, land 
use consent may be required if the relevant standards are not met. (Refer B3 3.3.1 
Q and B7 7.3.1 E) 

J)   Fragmentation of Natural Areas � 

No subdivision shall result in:  

i) Any new boundary within any area of indigenous forest, or within 
any wetland listed in Appendix 1A, or � 

ii) ii)    fringes or bed of a lake being comprised in a greater 
number of titles than is currently the case, unless that area is to be 
protected by a legal covenant. 
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n K)   New Intersections�Spacing and visibility guidelines – Refer Appendix 2C. 

 

8.4.2 Restricted Discretionary Activities 
The following subdivision activity is a restricted discretionary activity: 

a. Any subdivision in the Colyton, Halcombe, Hiwinui or Sanson Rural Lifestyle 
Zone areas with a minimum site size between 3000m2 – 5000m2 that complies 
with all the relevant permitted activity standards for the Rural Lifestyle Zone in 
13.4.3.  

 

When considering this activity, the Council has restricted its discretion to 
considering the following matters: 

o The ability of the site to provide for onsite wastewater disposal 

 

8.4.3 Discretionary Activities 
The following subdivision activities are discretionary activities:  

 
a. Any subdivision to provide separate titles for two or more dwellings which 

existed on a single title on 1 August 1998, if none of the dwellings concerned 
were built for dependent relatives, or as granny flats under any previous 
District Plan.   

 
b. Any subdivision that would otherwise be a controlled activity under 8.4.1 

above, but involves land located within the National Grid Corridor where: 
 

i. it is demonstrated that a building platform for any dwelling complies 
with the permitted activity standards in 13.4.3 for the relevant zone; 
and 

ii. is located outside the National Grid Yard. 
 

c. i)   Any otherwise non-complying subdivision in the Rural Zone that results in 
or Flood Channel zone, if as a result of the subdivision, the protection in 
perpetuity, by covenant or other legal means, of one or more of the following: 
 

• significant historic built heritage, as identified in Schedule 4a or Appendix 
1E;  

• an area of indigenous forest/vegetation, as identified in Appendix 1B, or  
• an substantial archaeological site, identified in Appendix 1F, is to be 

protected by covenant or other legal means. (Refer Appendix 1). � 
 

d. ii)   Any Rural zone or Flood Channel zone subdivision which does not meet 
the controls in Rule C2 2.4, on land within a nodal area, but only if the 
allotments being created do not have frontage to an arterial route (Appendix 
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n 2B):  
 

iii)   Any subdivision of Rural zone or Flood Channel zone land wholly or partly 
within the coastal area as shown on the Planning Maps.  

 

8.4.4 Non-complying Activities 
The following activities are non-complying activities:  

a. Any subdivision of land in the Rural or Rural Lifestyle Zones within the National 
Grid Corridor that does not meet the requirements as a discretionary activity 
under 8.4.3.b, or is not a controlled activity. 
 

b. Any subdivision in the Rural or Rural Lifestyle Zones not otherwise provided for 
as a controlled activity or discretionary activity. 


