
 

Subdivision is a process of defining and redefining land parcel boundaries and can provide a framework 

for future land use and development.  Integrated, well planned subdivision can enhance character and 

amenity values by creating safe, healthy and pleasant environments.  In contrast, inappropriately designed 

or located subdivision can result in the inefficient use of natural and physical resources and can give rise to 

adverse environmental effects.  Subdivision design should be responsive to its context and integrating with 

and reflecting the site and wider environment.  It should recognise anticipated future land use or 

development to ensure that the size, shape and configuration of the resultant allotments and access to 

utility services, infrastructure, transport and facilities, are appropriate.   

This chapter is focussed on the location, nature and design of subdivision, connection of resultant 

allotments to infrastructure and vehicular and public access.  However, subdivision has a direct 

relationship with land use and this chapter is complemented by provisions of other sections in the District 

Plan including the Rural, Urban, Industrial and Fiordland/Rakiura Zones.  To enable subdivision and 

future land use and development to be comprehensively considered, Council encourages the concurrent 

lodgement of subdivision and land use resource consent applications.  The subdivision provisions of the 

District Plan are linked to the Southland District Council Subdivision, Land Use and Development Bylaw 

2012.  The Bylaw sets minimum standards required by Council and ensures there is a consistent approach 

to subdivision and development across the District.   

Subdivision is integrated and well planned and gives particular consideration to anticipated future land use 

and development. 

Allotments are provided with connections to utility services and infrastructure, where they are available. 

Subdivision enables public access and recreational opportunities to and along the District’s coastline, lakes, 

rivers and public spaces, where appropriate. 

Recognise that integrated and well planned subdivision design: 

1. Creates desirable places to live. 

2. Results in the efficient and effective land use. 

3. Provides for anticipated future land use and development. 

4. Recognises the physical layout and underlying topography of the site. 

5. Integrates with existing utility services and infrastructure. 

6. Gives effect to any relevant outline development plan or structure plan. 

7. Implements best practice urban design principles. 

Explanation:  Subdivision design and the resultant pattern of allotments, infrastructure and open space 

linkages influence the character of the environment.  The form and design of subdivision should reflect 



and respond to the physical characteristics and topography of the site and recognise anticipated future land 

use and development.  This can enable appropriate access to utility services and infrastructure.   

Integrated and well planned subdivision provides a platform for sustainable growth, land use and 

development.  Urban design is a key tool in achieving this and appropriate implementation of design 

principles can create safe, healthy and pleasant environments.  Subdivision design should also consider the 

implementation of Crime Prevention Through Environmental Design measures.  Where any outline 

development plan or structure plan for the site exists, this should be given effect to. 

Have regard to the following matters through the subdivision process where relevant: 

1. The protection of areas of Outstanding Natural Features and Landscapes. 

2. The protection of significant indigenous vegetation and significant habitats of indigenous fauna. 

3. The protection of historic heritage and sites of significance to Iwi. 

4. Risks associated with natural hazards. 

5. Risks associated with areas of land identified as contaminated or potentially contaminated. 

6. The preservation of natural character of the coastal environment and the margins of lakes, rivers 

and wetlands. 

Explanation:  Subdivision has a direct relationship with land use and can provide a framework for future 

use and development.  Consideration of the resource management matters listed above can ensure that 

potential effects from land use and development are adequately assessed at the time of subdivision.  The 

resource management issues outlined in this policy are detailed further in the following sections of the 

District Plan - Biodiversity (Section 2.2), Natural Features and Landscapes (Section 2.3), Coastal 

Environment (Section 2.4), Historic Heritage (Section 2.5), Natural Hazards (Section 2.7) and Waste, 

Hazardous Substances and Contaminated Land (Section 2.8). 

Recognise the benefits of an outline development plan or structure plan where large areas of land are to be 

rezoned or redeveloped. 

Explanation:  Outline development plans and structure plans provide a framework for areas of land that 

are to be rezoned or redeveloped.  This includes the indicative type and density of development, its layout, 

connections to transport infrastructure, provision of and/or connection to reticulated infrastructure, open 

space linkages and any site constraints.  These can provide the community with a level of certainty of the 

nature of future development and can assist in avoiding ad-hoc or un-coordinated development.  

Particular consideration to the provision of an outline development plan or structure plan should be given 

where rezoning or large scale green-field development occurs.   

Recognise the benefits of a compact urban form and infill subdivision that provides for: 

1. The protection of the high value soils in the Rural Zone. 

2. The effective connection and efficient use of existing infrastructure, including reticulated utility 

services and the transport network. 

Explanation:  Council is seeking to consolidate subdivision and future growth around existing 

settlements, existing reticulated utility services and existing infrastructure.  This approach can provide for 



the protection of farming activities utilising high value soils for productive use.  This manner of 

subdivision can promote coordinated, integrated and compact urban form and optimise the efficient use 

of utility services and infrastructure.  It can also discourage urban sprawl, ad-hoc and ribbon development 

and the unviable extension of infrastructure.   

However, cumulative effects of infill subdivision need to be addressed, including additional demands on 

utility services and infrastructure and the maintenance and enhancement of amenity values. 

Recognise that rural-residential subdivision may be appropriate in locations where: 

1. Allotment size, shape and configuration maintain open rural character. 

2. Soils are not identified as being of high value. 

3. Sites are not subject to significant risk from natural hazards. 

4. Integration can be achieved with existing available reticulated utility services and transport 

infrastructure. 

5. Consolidation can be achieved within and around existing residential areas. 

Explanation:  Rural-residential subdivision, independent of any farming or intensive farming activity, may 

be appropriate in some locations of the District, particularly in locations in close proximity to existing 

settlements.  However, it must be undertaken in a manner that maintains open rural character, achieves the 

efficient use of soil and land resources and connectivity with existing available utility services and transport 

infrastructure.  Rural-residential subdivision applications should not be considered in isolation, cumulative 

effects should also be considered.  Rural-residential development should only be undertaken in areas that 

are not subject to significant risk from natural hazards.   

Subdivision is undertaken in compliance with the Southland District Council Subdivision, Land Use and 

Development Bylaw 2012.   

Explanation:  The subdivision process is the appropriate time to ensure that connections to utility 

services and transport infrastructure are created.  Requirements relating to vehicle access and connections 

to utility services are set out in Council’s Subdivision, Land Use and Development Bylaw 2012.  The 

Bylaw sets minimum standards required by Council and ensures there is a consistent approach to 

subdivision and development across the District.   

Allotments are provided with a connection to the following utility services where they are available: 

1. A reticulated potable water supply. 

2. A reticulated stormwater system. 

3. A reticulated sewer system. 

4. A reticulated energy supply. 

5. Telecommunications. 

6. Trade waste disposal in the Industrial Zone only. 

Explanation:  Council considers that the subdivision process provides an appropriate opportunity to 

provide connections to utility services, where such services are available and the location of the 



development within the site is known.  Within the Urban Zone allotments should be connected to utility 

services.   

Within the Rural Zone it is acknowledged that connections would only be practical where the site of the 

future development has been identified.  Where this has not been identified it is recognised that 

connections would best be provided at development stage and consent notices on subdivision consents 

can provide for this. Where possible, the nature of connection should reflect the level of service required 

by anticipated future land use or development.  Where water supply, wastewater and stormwater disposal 

reticulations are not available these shall be provided on-site or as part of a communal scheme.  Where a 

subdivision is staged, careful consideration should be given to the coordinated and efficient provision of 

connections.   

Additional demands on reticulated services can be a burden on ratepayers and development contributions 

ensure that costs are appropriately apportioned.  Development costs associated with the connection to and 

any development or upgrading of reticulated services associated with subdivision shall be met by the 

applicant of the subdivision consent, under the Local Government Act.  Council’s Long Term Plan 

outlines the contributions required. 

Recognise that alternative means of telecommunication and energy supply may be available and may be 

appropriate in certain circumstances where subdivision is proposed in the Rural Zone and 

Fiordland/Rakiura Zone. 

Explanation:  Modern broadband and satellite telecommunication technologies provide opportunities for 

alternative telecommunication.  The use of alternative means of communication in remote areas of the 

District should be undertaken in a manner that ensures that access to essential emergency services is 

provided and will be maintained at the time of subdivision. 

Maintain or enhance public access to the coastline, lakes, rivers and public spaces by integrating pedestrian 

and cycle linkages, through the subdivision process.   

Explanation:  The subdivision process provides an appropriate opportunity to facilitate and coordinate 

this access and associated linkages.  This can be provided via a range of mechanisms, including esplanade 

reserves and strips provided for under the Resource Management Act and access easements.  Public access 

and pedestrian and cycle networks provide recreational and open space opportunities, promote a sense of 

place and identity and support public health and wellbeing.   

Provision of esplanade mechanisms to and along the coastline, lakes and rivers. 

Explanation:  The Resource Management Act enables Council to require esplanade reserves or strips 

through provisions in the District Plan, at the time of subdivision.  Esplanade mechanisms provide for the 

protection of conservation values of riparian margins, the maintenance of water quality and aquatic 

habitats and the enhancement of public access and recreational opportunities.  In addition, esplanade 

reserves can provide access for waterway maintenance or bank stability works.   

Esplanade requirements vary, but generally reflect the nature and width of the waterway, its value for 

public access and recreation, its conservation value and the nature of adjoining land use.  Schedule 5.4 of 



the District Plan lists the areas of coastline, lakes and rivers where esplanade mechanisms are required and 

the nature of that esplanade. 

Costs associated with the extension of existing infrastructure services are to be borne by the developer. 

Explanation:  Subdivision and development can adversely affect the sustainability of reticulated services.  

The full cost associated with the connection to and any upgrading of existing reticulated services that is 

brought about by subdivision and subsequent development should, in Council’s view, be met by the 

developer.  Additional demands on transport infrastructure from subdivision can be a burden on 

ratepayers and financial contributions ensure that costs are appropriately apportioned.   

Costs associated with access to and any development, upgrading or maintenance of, existing transport 

infrastructure associated with subdivision shall be met by the applicant of the subdivision consent, by way 

of financial contributions under the Resource Management Act 1991.  Section 2.14 - Financial 

Contributions of the District Plan outlines the situations where contributions are required.   

Adopt a precautionary approach where subdivision is proposed on contaminated land or potentially 

contaminated land.   

Explanation:  Determining the absence, presence, extent and degree of any contamination in or on areas 

of land provides a baseline when assessing application for subdivision and development activities.  The 

presence, extent and nature of contamination should be determined in accordance with the Ministry for 

the Environment’s Contaminated Land Management Guidelines No. 1 to No. 5 and the Resource 

Management Act 1991 National Environmental Standard for Assessing and Managing Contaminants in 

Soil to Protect Human Health 2011.  Applications for Subdivision may also require consent under the 

National Environmental Standard for Assessing and Managing Contaminants in Soil to Protect Human 

Health 2011. 

Adopt a precautionary approach where subdivision is proposed in areas at significant risk of natural 

hazards.   

Explanation:  Our knowledge of natural hazards is incomplete, evolving and inherently uncertain to some 

degree. Where there is uncertainty about natural hazard risks, a precautionary approach should be adopted.   

Avoid or mitigate the potential adverse effects of natural hazards on new allotments created through the 

subdivision process.   

Explanation:  Effects can be avoided through ensuring each new allotment provides a natural hazard free 

area suitable for future development.  Where effects cannot be avoided it may be appropriate to decline 

the activity.  Where consent is granted, effects should be appropriately mitigated through land use 

controls.  



Recognise that subdivision in areas of significant natural hazard risk, should not create a density of 

development that exacerbates the risk of the hazard to people or property.   

Explanation:  It is not appropriate to exacerbate risks to people by allowing intensive subdivision to 

occur in an area of known significant flood hazard.  A larger lot size will assist in reducing potential 

housing density in these areas and therefore the number of people and properties at risk whilst at the same 

time enabling the use of land for social and economic benefit.  Where appropriate mitigation of the 

potential hazard risk through larger lot sizes cannot be achieved, it may be appropriate to decline the 

activity. 

Avoid, remedy or mitigate reverse sensitivity effects on infrastructure. 

Explanation:  Subdivision and subsequent land use and development can increase the potential for 

reverse sensitivity effects on infrastructure.  Infrastructure and network utility operators provide an 

important essential service to the Southland District and Wider National Networks.  To ensure the 

continuation of this essential service the presence and function of the infrastructure should be recognised 

and careful consideration given to preventing the establishment and expansion of sensitive activities 

located in the vicinity of infrastructure.  With regard to the National Grid Lines and Support Structures in 

particular, Council has adopted a National Grid corridor approach with associated land use rules contained 

with the Rural and Urban Zone Sections of the District Plan to manage these potential effects on National 

Grid Lines and Support Structures.  Any subdivision design adjacent or within a National Grid corridor 

will be required to address the extent to which the subdivision design provides for roading, reserves, 

landscaping and building platforms that do not affect or are not affected by the transmission line. 

The Zone Sections of the District Plan apply in addition to any relevant district-wide rules such as those 

relating to Subdivision.  If any of the Zone Rules detailed in the following sections are breached, the 

activity will require resource consent: 

 Rural Zone - Section 3.1 

 Urban Zone - Section 3.2 

 Te Anau Residential B Zone - Section 3.3 

 Industrial Zone - Section 3.4 

 Fiordland/Rakiura Zone - Section 3.5 

 Eweburn Zone – Section 3.6. 

Section 6.1 should also be referred to for guidance on what to include in applications. 

Applications for certification of allotments on an existing Survey Plan under section 226(1)(e)(ii) of the 

Resource Management Act must ensure all allotments for certification comply with the following criteria:   

1. Access must comply with minimum sight distances and formation standards outlined in the 

Subdivision, Land Use and Development Bylaw. 

2. No buildings are within 1 metre of the title boundaries to be created by the certification.  



3. The property is not located within the Flooding Inundation Natural Hazard Overlay on the 

Planning Maps. 

4. In addition to (a) - (c), lots of less than 2,000 m2 in the Urban, Rural Settlement Areas or Rural 

Zones must also: 

(a) Have power and telephone services connected to the boundary. 

(b) Have water, wastewater and surface water infrastructure connected to the boundary where 

that infrastructure is provided in that zone or where the lot is within 500 metres of a 

reticulated network, in accordance with the requirements of the Subdivision, Land Use and 

Development Bylaw. 

(c) Be able to comply with NZS 1547:2012 “On-Site Domestic Wastewater Management’ where 

the lot is greater than 500 metres from reticulated wastewater infrastructure. 

The following subdivision activities are Controlled Activities: 

1. Subdivision of land to provide for an unmanned network utility. 

2. Boundary adjustments. 

3. Amendments to cross-lease subdivisions; where they comply with the following criteria:   

(a) The Standards set out in the Southland District Council Subdivision, Land Use and 

Development Bylaw 2012. 

(b) The site on which the activity is to be undertaken does not contain an item of Historic 

Heritage as listed in Schedule 5.2. 

(c) The subdivision boundaries of any allotments, which have existing buildings, are aligned to 

ensure that the buildings comply with the requirements of: 

(i) the Building Act 2004 and the Building Code 2004; and 

(ii) the bulk and location requirements of the relevant Zone. 

The matters over which Council reserves its control for Rule SUB.2(1), (2) and (3) are: 

1. The provision of services including adequate provision of on-site wastewater systems where 

required. 

2. The need for financial contributions and/or bonds. 

 

4. Subdivision within the Urban Zone where each allotment complies with the following criteria: 

(a) There is a minimum buildable area of 15 metres x 12 metres free of impediments and capable 

of meeting bulk and location requirements of the Urban Zone. 

(b) All infrastructure (including water, stormwater, wastewater, electricity, telecommunications) 

will be installed to the boundary as a minimum by the developer, as part of the subdivision 

consent, where that infrastructure is provided within that Urban Zone. 

OR be capable of accommodating a suitable on-site wastewater disposal system that complies 

with the relevant New Zealand Standard, where that urban zone does not have a reticulated 

wastewater system. 

(c) There is no new access off a State Highway. 

(d) No allotment is identified as being subject to natural hazards as shown in the Hazard Overlay 

on the District Plan Maps. 

(e) No allotment includes part or all of the National Grid Yard or National Grid Corridor. 

(f) The standards set out in the Southland District Council Subdivision, Land Use and 

Development Bylaw 2012. 



(g) The site on which the activity is to be undertaken does not contain an item of Historic 

Heritage as listed in Schedule 5.2. 

(h) The subdivision boundaries of any allotments, which have existing buildings are aligned to 

ensure that the buildings comply with the requirements of the Building Act 2004 and the 

Building Code 2004.  

The matters over which Council reserves its control for Rule SUB.2(4) are: 

1. Esplanade mechanism requirements. 

2. The need for financial contributions and/or bonds. 

Notwithstanding Rule SUB.3, Rule SUB.4 and Rule SUB.5, where an activity described in Rule SUB.2 

does not comply with any of the specified criteria, that activity is a Discretionary Activity. 

Note:  Impediments are considered to include easements, infrastructure not covered by easements but 

protected under the Local Government Act, right of ways, or an area of contamination. 

Subdivision within the Eweburn Zone shall be a Restricted Discretionary Activity.  

The matters over which Council’s discretion is restricted is as follows:   

1. Connection to infrastructure services including electricity and telecommunications (landline or 

otherwise). 

2. Suitable disposal of wastewater (either through onsite disposal or through a communal disposal 

system).  

3. Potable water and fire fighting water supply.  

4. The apportioned site coverage allowance and number of dwellings (based on Rule EWB.6.1 to 

EWB.6.7) within the Activity Cluster or Activity Area. 

5. That the allotments are of sufficient size to accommodate any intended activity, development and 

use.  

6. Aspects outlined in Council’s Subdivision, Land Use and Development Bylaw.  

7. The timing and completion of planting within the State Highway Buffer Landscape Strip.  

Note:  Any subdivision within Activity Areas 1, 2 or 3 and Activity Clusters A and B shall be submitted 

outlining how the remaining site coverage allowance will be apportioned to each new allotment created. 

Council will then issue a Consent Notice on the Computer Freehold Register for each respective allotment 

which outlines the site coverage allowance. 

The following subdivision activities are Discretionary Activities: 

1. Any subdivision activity not provided for by Rules SUB.1, SUB.2 or SUB.4 or prohibited by 

Rule SUB.5. 

2. Subdivision of land within the Fiordland/Rakiura Zone Transitional Area. 

3. Subdivision of land within the Fiordland/Rakiura Zone but outside of the Transitional Area and 

National Parks, provided that the resultant lots are all greater than 10 hectares. 

4. Subdivision that creates allotments that include the National Grid Corridor but not the National 

Grid Yard. 

The following subdivision activities are Non-Complying Activities: 



1. Except as provided in Rule SUB.1 and SUB.2, any subdivision in the Fiordland/Rakiura Zone 

outside of a National Park and the Transitional Area, where any resultant lot is less than 10 

hectares.   

2. Subdivision in an area identified as an Outstanding Natural Feature or Landscape. 

3. Subdivision that creates allotments that include the National Grid Yard. 

The subdivision of any land within a National Park is a Prohibited Activity. 

Note:  Any lease granted by the Minister of Conservation on Conservation Land is exempt from the 

subdivision provisions of this plan in accordance with Section 17P of the Conservation Act 1987. 

Esplanade mechanisms shall apply to the following subdivision activities:   

1. Where an allotment of less than 4 hectares is created when land is subdivided adjoining a lake or 

river identified in Schedule 5.4 - Rivers and Streams Requiring Esplanade Mechanisms, an 

esplanade strip or reserve up to 20 metres in width shall be required within the allotment along the 

bank of the river or lake. 

2. Where an allotment greater than 4 hectares is created when land is subdivided adjoining a lake or 

river identified in Schedule 5.4 - Rivers and Streams Requiring Esplanade Mechanisms, the Council 

may require an esplanade strip in the following circumstances: 

(a) Where strips/reserves already exist adjacent to or in the general vicinity of the subdivision and 

the creation of an esplanade strip would complement or increase the area of land available for 

public access. 

(b) On land adjacent to any water body where such a strip or reserve may be necessary to provide 

for the purposes set out in Section 229 of the Resource Management Act 1991. 


