














Motu FB Trust 
PO Box 33368 

Takapuna 
Auckland 0740 

C/- 
paul@fgpa.co.nz 

09 486 4890 
021 272 6459 

 
21 April 2026 
 
Far North District Council  
Private Bag 752  
Kaikohe  
 
Dear Sir/Madam,  
 
Re: Application for Cross-Lease Subdivision – Francis Family Dwelling (Motu FB Trust), Moturoa 
Island, Bay of Islands, Northland  
 
Find enclosed an application for a subdivision consent for area 11 on Moturoa Island. 
 
We initially lodged this consent back in October, but it was rejected.  So, this is a new application and has 
taken on the feedback given with the rejection of the initial application. 
 
Additional work that has accompanied the application is as follows. 
 
Engagement of Thompson Surveyors, Sam Lee (surveyor) has assisted with the coordination and 
produced a new scheme plan showing Area 11 on an overall site plan.  Lynley Newport has done a 
planning report and AEE. 
 
This  document not only provides an AEE but also provides information required by Schedule 4 of the 
RMA,  including assessment against objectives and policies, and commentary in regard to the Proposed 
District Plan .  
 
Engagement of Gareth Johnston, of William and King Surveyors to produce a Draft LT Plan. 
 
Find below a list of the appendices included in this report. We understand the fee for this application 
is $3,044.00 being a subdivision only. 
 
Could you please direct any enquiry’s initial to myself, and we will copy anyone in. 
 
We would appreciate this consent be proceed as soon as possible, as we are under some pressure   to 
obtain the consent. 
 
We would appreciate, if any queries (in addition to email) please call me direct on 021 272 6459 as well. 
 
Yours sincerely,  
 
Paul Francis 
B.Arch, ANZIA Registered Architect 
For and on behalf of 
Motu FB Trust 
Email: paul@fgpa.co.nz 
T: (09) 486 4890 
M: 021 272 6459 
 
Encl: Appendices list 
 

mailto:paul@fgpa.co.nz
mailto:paul@fgpa.co.nz
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APPENDICES  
 
Appendix 1 Draft RDS – LT 628706 
Appendix 2 Scheme Plan 
Appendix 3 RC 2130226-RMALUC and 2130226-RMAVAR/A 
Appendix 4 CCC’S 2015-633 AND 2019-603 
Appendix 5 Overall Site & Services Plan (drawn 2019) 
Appendix 6 Draft Lease Instrument 
Appendix 7 Location Map 
Appendix 8 Title Information 
Appendix 8A Title information for Area 10 (as example only) 
Appendix 9 Record of Consultation 
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Motu FB Trust 

 

LEASEHOLD SUBDIVISION  

 
Involving Shed 5 on Moturoa Island  

Bay of Islands 

 

PLANNER’S REPORT &  

ASSESSMENT OF ENVIRONMENTAL EFFECTS 
 

Thomson Survey Ltd 

Kerikeri 

 

 

1.0 INTRODUCTION  

 

1.1 Background 

 

In November 2025 the Francis Family Trust lodged application for 223/224c certificates 

associated with a leasehold subdivision for the dwelling consented and now constructed 

under RC2130226-RMALUC and subsequent RMAVAR/A. CCC’s have long since been issued 

for the build project, which included land use consent to build outside of the identified Shed 

5 area as shown on the Moturoa Island Development Plan in Appendix 6a of the District Plan.   

 

The applicants were seeking to update survey plans to reflect the true location of the 

already consented and constructed building. The application was rejected by the Far North 

District Council, pursuant to s88 of the Resource Management Act, as being incomplete. This 

is a replacement application to address perceived and identified shortfalls in the original 

application. Council can access the s88 correspondence in its file for 2260252-RMACOM. 

 

1.2 Proposal 

 

The proposal seeks to submit and obtain Council approval for a leasehold subdivision (not a 

cross lease). The leasehold subdivision will identify new Area 11 to replace existing Shed 5 on 

DP 148037 as it pertains to the dwelling constructed for the applicants. A copy of an LT Plan 

prepared by Williams and King Ltd is provided in Appendix 1 to this application, and Scheme 

Plan, prepared by Thomson Survey Ltd is attached in Appendix 2 to this application. The 

latter shows the old Shed 5 area compared with the actual building platform. 
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The building was consented several years ago via RC 2130226 and subsequent variation, 

both consents attached in Appendix 3 to this application. The construction took place over 

two stages, with CCC 2015-633 and 2019-603 issued in 2020 and 2023 respectively – refer 

Appendix 4 to this application. 

 

1.3 Scope of this Report 

This assessment and report accompanies the Resource Consent Application, and is provided 

in accordance with Section 88 and Schedule 4 of the Resource Management Act 1991. The 

application seeks consent as a discretionary activity under the ODP for a leasehold 

subdivision to create/update the area for one of the 24 allowable residential activities on the 

island.  

The information provided in this assessment and report is considered commensurate with the 

scale and intensity of the activity for which consent is being sought. The name and address 

of the owner of the property is contained in the Form 9 Application form.  

1.4 Response matters raised in the s88 rejection letter 

It is necessary to correct misconceptions around the type of subdivision being applied for. 

Council identifies it as a cross lease when it is in fact a leasehold subdivision. This renders a 

large amount of the additional information being requested irrelevant and not necessary. 

In response to the points raised in the s88 letter dated 9 December 2025 the following points 

are made. The s88 content is in italics, followed by a response: 

The s88 letter dated 9 December 2025 requested the following information in order for the 

Council to accept a new application lodgement: 

1. Draft cross-lease Flats Plan / Licensed Cadastral Surveyor (LCS) scheme plan set (A3 

with A4 reduction) that:  

o delineates the new flat (as-built footprint) and any decks/accessory 

structures/appurtenances;  

o sets out exclusive-use area(s) and common area(s) with dimensions and 

areas;  

o identifies all easements/appurtenant rights (e.g., access, services) relied upon;  

o shows legal boundaries, relevant coastal/waterbody lines, and levels/contours 

where needed; and  

o includes an overlay/composite clearly showing how the proposed areas fit 

amongst all existing approved cross-lease flats and areas on the parent title, 

with DP references and a table of areas. (FNDP 4.3.1.2).  

 

2. Servicing and easement details on the plan(s) confirming the means for 

stormwater and sanitary drainage and water supply to the flat(s), and the position 

of easements or common-area routes used. (FNDP 4.3.1.2(b)(iv), (xi)–(xii)).  

 



  Thomson Survey Limited 
Leasehold Subdivision  Apr-26 
__________________________________________________________________________________________ 

____________________________________________________________________________________________________ 
Page | 3 

Planning Report and Assessment of Environmental Effects Job # 10876 

   
 
 

 

3. Focused AEE (subdivision only) that briefly confirms: proposal description; existing 

approvals; Chapter 13 rule pathway for the cross-lease; how the Flats Plan 

integrates with existing cross-lease arrangements; servicing confirmation;  
and whether any coastal/esplanade implications arise (or why not). (FNDP 4.3.1.1).  

 

4. Current Record(s) of Title for the parent land and copies/identifiers of the existing 

cross-lease instruments/DPs used to define current flats/areas, to support the 

overlay/composite. (FNDP 4.3.1.1(g)).  

 

In response: 

 

This new application includes a scheme plan confirming the location of the proposed 

Leasehold area and its relationship to other leasehold areas. The Scheme Plan shows:  

- The overall location of the lease area proposed  

- Exclusive use is the lease area/foot print of the building and decks 

- Common areas are only for cross-lease or unit developments (this is neither) 

- The legal boundaries of other leasehold titles are shown.  The extent of primary parcel 

boundaries is Mean High Water around the island. 

- Contour information should not be required given that the building is already built.   

- Contour information was shown on the BC plans. 

- Formed access exists from the Jetty to the leasehold area.  This is now evident on the 

scheme plan provided.    

 

Please note that the application is not for a cross-lease title.  Cross-lease situations are where 

all lease holders own an undivided share of the underlying fee simple title as tenants in 

common.  This is not the situation on Moturoa Island.  The underlying fee simple title is owned 

by a single entity, ‘Motu Roa Island Limited’. Rights for each lease holder over the underlying 

title exist due to the share ownership structure of ‘Motu Roa Island Ltd’.  The other 18 

leasehold titles give examples of this. 

 

The footprint area of the building is to be subject to a leasehold title. We understand that any 

lease longer than 35 years triggers subdivision requirements under the RMA.  The proposed 

lease is to be 999 years. 

Only a cross-lease or unit title plan requires common areas to be defined, not a leasehold 

title. 

None of the other 18 leasehold titles include any easement for stormwater, wastewater, 

access, power or telecom.  Notwithstanding this, an Overall Site & Services Plan, drawn back 

in 2019, is attached to this application, for the Council’s information. Refer to Appendix 5 to 

this application. 

Items 3 and 4 are addressed in this new application. 

 
The subdivision is being applied for under Chapter 13 of the ODP and defaults to 

discretionary activity status due to the lack of any specific subdivision provision in the ODP 

relating to Moturoa Island. There is no need to assess the proposal against rules in Chapter 

18.1 – Moturoa Island Zone; because this applies to land use activities, and the buildings to 
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be within newly defined ‘Area 11’ are already consented and built. Objectives and Policies 

applying to that zone, however, are assessed under section 8.1 later in this report. 

 

No coastal or esplanade requirements are triggered by this application.   

 

Legal descriptions are shown for each leasehold title near to the proposed lease area.  

Please note that while some Leasehold areas are labelled as a ‘Flat’, this is only due to 

historic naming conventions on older land transfer plans.  All existing titles are “leasehold” 

type of estate. 

  

2.0 PROPERTY DETAILS 

 

Location: Moturoa Island – refer Appendix 7to this applicaiton for 

Location Map 

 

Record of TItle: NA42A/1073, 147ha in area, and attached in Appendix 

8 of this application.  

 

3.0 PROPOSAL IN DETAIL  

 

Subdivision: 

 

The underlying property is Record of Title NA42A/1073. Within that underlying title there are a 

number of leasehold titles reflecting the built development on the island, each having a 999 

year leasehold. Because of the length of that leasehold period, also being sought by this 

current application, the definition of any new ‘area’ or ‘flat’ is technically a subdivision – 

requiring the consent of the Council. A copy of leasehold title for Area 10 is attached as 

Appendix 8A to this application (as example only). 

 

The Operative District Plan contains no subdivision provisions relating to the Moturoa Island 

Zone. Neither is there any provision relating to subdivision in Chapter 18.1 Moturoa Island 

Zone in regard to subdivision.  

 

As all subdivision requires the consent of the territorial authority, but there is no rule in the 

District Plan in this regard specifying any category of activity, the application defaults to 

discretionary activity status.   

 

The subdivision rules in the Proposed District Plan (PDP) do refer to Moturoa Island. Boundary 

adjustment subdivisions are proposed to be a non complying activity in the zone, however 

this proposal is not a boundary adjustment. Subdivision of land to create a new allotment is 

proposed to be a non complying activity. As the new ‘Area 11’ is to be shown separately on 

a survey plan, it technically meets the definition of ‘allotment’. 

 

Should the PDP have legal effect prior to this application being granted, then the proposal is 

a non complying activity under the PDP. 
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Related Consents 

 

As stated previously, constructing the building outside of the area of Shed 5 as identified on 

the Moturoa Island Development Plan in the ODP, has already been consented. The building 

is completed and CCC’s have been issued. No further consent is believed to be necessary in 

regard to land use rules applying to the Moturoa Island Special Zone in either the ODP or 

PDP.  

 

4.0 SITE DESCRIPTION  

 

4.1 Physical characteristics 

 

The site is an island in the northern Bay of Islands, separated from the mainland by a narrow 

channel of water. Moturoa Island is 147ha and held in a company ownership Motu Roa 

Island Limited, established in 1968. A portion of the island is set aside for conservation 

purposes. The owners are keen conservationists and operate a rolling 10-year wildlife plan. 

They have actively sought to engage in activities to protect the environment by way of 

contributing to the creation of a special plan zone for the island. Within the organisation 

there is a board of directors, wildlife committee and building committee. They also employ 

farm managers to maintain the working sheep farm, and caretakers that manage pests and 

weeds plus maintain infrastructure. 

 

Each shareholder has an attached right to their shareholding to build a dwelling in a pre-

selected location plus erect a boat shed nearer to the boat ramp. All buildings are subject to 

the design approval of the building committee. Up to 24 residential dwellings are provided 

for on the island and most of these have now been established. The island features grass 

pasture; indigenous and exotic vegetation; and a vineyard.  

 

The island is gently undulated in the interior, with steeper slopes leading down to beaches 

and rocky headlands around the island. There is a more gentle slope to the main wharf area 

at the western end of the island, facing the channel.  

 

4.2 Mapped features relevant to the site 

 

The site is attributed a special zoning in both the ODP and PDP – Moturoa Island Special 

Zone. The island is noted as being within the coastal environment in the PDP. Also in the PDP, 

the island is mapped as having several areas of outstanding landscape and high natural 

character, none of which are in proximity to the new ‘Area 11’ being created.  

 

No coastal hazard mapping applies to the island. The island is a high density kiwi habitat. The 

island contains no Heritage sites, nor Sites of Significance to Maori. 
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4.3 Legal Interests 

 

The underlying title (refer to Appendix 8 to this application) lists 18 Leases with terms of 999 

years, represented variously as Flat or Areas. The oldest lease is dated 1988. The most recent 

lease is dated 2021.  

 

An example of a Lease Instrument is attached to the application in Appendix 6 to this 

application to demonstrate the current methodology and wording used on the island 

property for such instruments.  

 

The underlying title is also subject to a Conservation Covenant pursuant to Section 77 of the 

Reserves Act 1977, plus two notices pursuant to s195(2) of the Climate Change Response Act 

2002. The Conservation Covenant is attached as part of Appendix 8 to this application.  

 

4.4 Consent History – specific to this proposal 

 

The development and its specified leasehold ‘area’ is consented through RC 2130226-

RMALUC and subsequent variation (the latter for a minor change in the plans previously 

consented). Both are attached in Appendix 3 to this application. 

 

The consent was to construct a dwelling, shed and boat shed and undertake associated 

earthworks. Consent was required because of breaches of Rule 18.1.6.1.1 (Location of 

Residential Activities) & 18.1.6.1.3 (Visual Amenity). In other words, consent was granted to 

build outside of the identified Shed 5 on the Development Plan.  

 

Subsequent building consents 2015-633 and 2019-603 were issued, for Stage 1 and Stage 2 

works, and CCC’s issued in November 2020 and March 2023 respectively. Copies of the 

CCC’s are attached in Appendix 4 to this application.  

 

5.0 SCHEDULE 4 – INFORMATION REQUIRED IN AN APPLICATION 

Clauses 2 & 3: Information required in all applications 

(1) An application for a resource consent for an activity must include the following: 

(a) a description of the activity: 
. 
 

Refer Sections 1, 3 and 6 of this Planning Report. 

(b) an assessment of the actual or 
potential effect on the environment of 
the activity: 

Refer to Sections 7 & 8 of this Planning Report. 

(b) a description of the site at which the 
activity is to occur: 
 

Refer to Section 4 of this Planning Report. 

(c) the full name and address of each 
owner or occupier of the site: 
 

This information is contained in the Form 9 attached to the 
application. 
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(d) a description of any other activities 
that are part of the proposal to which 
the application relates: 
 

The application is for subdivision pursuant to the FNDC’s ODP, 
and should consent not be granted prior to the PDP having 
legal effect, then also pursuant to the PDP.   

(e) a description of any other resource 
consents required for the proposal to 
which the application relates: 
 

None required. 

(f) an assessment of the activity 
against the matters set out in Part 2: 
 

Refer to Section 8 of this Planning Report. 

(g) an assessment of the activity 
against any relevant provisions of a 
document referred to in section 
104(1)(b), including matters in Clause 
(2): 
 

(a) any relevant objectives, policies, or 

rules in a document; and 
(b) any relevant requirements, 
conditions, or permissions in any rules 
in a document; and 
(c) any other relevant requirements in a 
document (for example, in a national 
environmental standard or other 
regulations). 
 

Refer to Sections 7, 8 of this Planning Report. 

(3) An application must also include any of the following that apply: 

(a) if any permitted activity is part of the 
proposal to which the application 
relates, a description of the permitted 
activity that demonstrates that it 
complies with the requirements, 
conditions, and permissions for the 
permitted activity (so that a resource 
consent is not required for that activity 
under section 87A(1)): 
 
(b) if the application is affected 
by section 124 or 165ZH(1)(c) (which 
relate to existing resource consents), 
an assessment of the value of the 
investment of the existing consent 
holder (for the purposes of section 
104(2A)): 
 
(c) if the activity is to occur in an area 
within the scope of a planning 
document prepared by a customary 
marine title group under section 85 of 
the Marine and Coastal Area (Takutai 
Moana) Act 2011, an assessment of 
the activity against any resource 
management matters set out in that 
planning document (for the purposes 
of section 104(2B)). 

Refer to sections 7 & 8. 
 
 
 
 
 
 
 
 
 
Not applicable. 
 
 
 
 
 
 
 
The site is not within an area subject to a customary marine 
title group. Not applicable. 

https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM231904#DLM231904
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM2414711#DLM2414711
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM235206#DLM235206
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM236097#DLM236097
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM3597401#DLM3597401
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
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(4) An application for a subdivision consent must also include information that adequately defines the 
following: 

(a) the position of all new boundaries: 
(b) the areas of all new allotments, 
unless the subdivision involves a cross 
lease, company lease, or unit plan: 
(c) the locations and areas of new 
reserves to be created, including any 
esplanade reserves and esplanade 
strips: 
(d) the locations and areas of any 
existing esplanade reserves, 
esplanade strips, and access strips: 
(e) the locations and areas of any part 
of the bed of a river or lake to be 
vested in a territorial authority 
under section 237A: 
(f) the locations and areas of any land 
within the coastal marine area (which is 
to become part of the common marine 
and coastal area under section 237A): 
(g) the locations and areas of land to 
be set aside as new roads. 

 

Refer to Plans in Appendices 1 & 2 to this application.  

 

Clause 6: Information required in assessment of environmental effects 

(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 effect 
on the environment, a description of 
any possible alternative locations or 
methods for undertaking the activity: 
 

Refer to Sections 7 & 8 of this planning report. The activity will 
not result in any significant adverse effect on the environment. 

(b) an assessment of the actual or 
potential effect on the environment of 
the activity: 

Refer to Sections 7 & 8 of this planning report. 

(c) if the activity includes the use of 
hazardous installations, an assessment 
of any risks to the environment that are 
likely to arise from such use: 
 

Not applicable as the application does not involve hazardous 
installations. 

(d) if the activity includes the discharge 
of any contaminant, 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: 

The proposal does not involve any discharge of contaminant. 

https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM237276#DLM237276
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM237276#DLM237276
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(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 effect: 
 

Refer to Sections 7 & 8 of this planning report.  

(f) identification of the persons affected 
by the activity, any consultation 
undertaken, and any response to the 
views of any person consulted: 
 

Refer to Section 9 of this planning report. No affected persons 
have been identified. 

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: 
 

No monitoring is required as the scale and significance of the 
effects do not warrant it. 

(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 protected customary right is affected.  

 

Clause 7: Matters that must be addressed by assessment of environmental effects (RMA) 

(1) An assessment of the 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: 

Refer to Sections 7, 8 and 9 of this planning report. 

 (b) any physical effect on the locality, 
including any landscape and visual 
effects: 

Refer to Sections 7 & 8. This application is for identification of an 
area to contain existing built development, therefore has no 
physical effect on landscape or visual aspects. Visual impact and 
effects were canvassed when processing and granting land use 
consent to construct the dwelling. 

(c) any effect on ecosystems, including 
effects on plants or animals and any 
physical disturbance of habitats in the 
vicinity: 

Refer to Sections 7 & 8. See above comment.  

(d) any effect on natural and physical 
resources having aesthetic, 
recreational, scientific, historical, 
spiritual, or cultural value, or other 
special value, for present or future 
generations: 

Refer to Sections 7 & 8. See above comment.   

(e) any discharge of contaminants into 
the environment, including any 

The proposal will not result in the discharge of contaminants, nor 
any unreasonable emission of noise. 
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unreasonable emission of noise, and 
options for the treatment and disposal 
of contaminants: 

(f) any risk to the neighbourhood, the 
wider community, or the environment 
through natural hazards or hazardous 
installations. 

The development site is not subject to hazard. The proposal 
does not involve hazardous installations. 

 

 

6.0 COMPLIANCE ASSESSMENT 

 

6.1 Weighting of Plans 

 

The PDP was, at time of lodging the application, at the point of all hearings of submissions 

completed, but decisions on submissions not yet publicly notified. In other words the PDP did 

not have legal effect. 

 

Objectives and Policies of both District Plans are considered in this planning report and AEE, 

as is required. The property has the same special zoning in both plans in any event.  

 

There were very few submissions to the zone and its provisions and none relating to the level 

of development provided for.  

 

The stage the PDP is at – not yet having legal effect, points to affording more weight to the 

ODP than the PDP’s objectives when assessing the application’s merits, however, as said 

earlier this is almost a moot point given that there is very little difference between the two 

plans.  

 

6.2 Operative District Plan (ODP) 

 

Subdivision:  

There are no rules in the subdivision chapter specifically relating to Moturoa Island. My 

understanding of the Resource Management Act is that because all subdivisions require the 

consent of the Council, but there is no specific provisions relating to the subdivision of 

Moturoa Island, then the application defaults to discretionary activity status. 

6.3 Proposed District Plan (PDP) 

 

As outlined earlier, should the PDP take legal effect prior to this application being granted, 

the category of activity becomes non complying.  

 

There are certain rules in the PDP that already have legal effect as at the date of lodging this 

application.  Rules identified by the Council as having legal effect include: 
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Rules HS-R2, R5, R6 and R9 in regard to hazardous substances on scheduled sites or areas of 

significance to Maori, significant natural areas or a scheduled heritage resource.  

As the proposal does not involve hazardous substances, these rules are not relevant to the 

proposal. Neither is the site a scheduled site or area of significance to Maori, or a significant 

natural area, or a scheduled heritage resource. 

 

Heritage Area Overlays – N/A as none apply to the application site. 

 

Historic Heritage rules and Schedule 2 – N/A as the site does not have any identified 

(scheduled) historic heritage values. 

 

Notable Trees – N/A – no notable trees on the site. 

 

Sites and Areas of Significance to Maori – N/A – the site does not contain any site or area of 

significance to Maori. 

 

Ecosystems and Indigenous Biodiversity – Rules IB-R1 to R5 inclusive. 

 

No indigenous vegetation removal is proposed. 

 

IB-R5 relates only to plantation forestry and activities and is therefore not relevant. 

 

Subdivision (specific parts) – None of the subdivision provisions relevant to this proposal have 

legal effect. 

 

Activities on the surface of water – N/A as no such activities are proposed. 

 

Earthworks – Only some rules and standards have legal effect. These are Rules EW-R12 and 

R13 and related standards EW-S3 and ES-S5 respectively. EW-R12 and associated EW-S3 

relate to the requirement to abide by Accidental Discovery Protocol if carrying out 

earthworks any artefacts are discovered. This requirement is a requirement under heritage 

legislation in any event. EW-13 and associated EW-S5 relate to ensuring Erosion and Sediment 

Control measures are in place during earthworks. No earthworks is proposed.  

 

Signs – N/A – signage does not form part of this application. 

 

Orongo Bay Zone – N/A as the site is not in Oronga Bay Zone. 

 

7.0 ASSESSMENT OF ENVIRONMENTAL EFFECTS  

 

7.1 Positive Effects 

 

This proposal is the 19th of 24 residential developments provided for by the Moturoa Special 

Zone and Development Plan. Land use consent has previously been granted to build outside 

the identified Shed 5 area within which the building was supposed to be located. The 
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amended location is further from the coastal marine area and on more level ground, 

therefore requiring less earthworks.  

 

 

This application simply tidies that up in terms of identifying an accurate leasehold ‘area’ for 

the previously consented construction. Everything is in line with the 18 previous residential 

dwellings provided for.  

 

7.2  Minimum area for vacant new lots and new lots which already accommodate 

structures 

 

The ODP does not provide minimum lot sizes for the Moturoa Island Zone. Neither does the 

PDP, simply stating in its SUB-S1 “all other zones – N/A”. 

 

7.3 Natural Hazards  

 

The proposal simply defines an ‘area’ to accommodate existing built development. The 

underlying title is not mapped as being subject to any coastal erosion or flood hazard.  

7.4 Water Supply 

 

Water supply and storage is on-site, and existing.   

 

7.5 Stormwater & wastewater  

 

All development is existing with existing stormwater and wastewater management in place. 

As stated earlier in section 1.4 of this report, none of the other 18 leasehold titles include any 

easement for stormwater, wastewater, access, power or telecom. 

 

7.6  Energy Supply and Telecommunications 

 

Development is existing. No additional energy or telecommunications are required. See 

above comment in regard to 18 previous leasehold titles issued.  

 

7.7 Easements for any Purpose 

 

No new easements are proposed or required. See above comments.   

 

7.8   Property Access 

The property is an island. Access is by boat.  

7.9 Earthworks  

 

None required. 
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7.10 Building Location  

 

The building that is to be within the new defined ‘area’ has been previously consented to be 

in the location it is. 

 

7.11 Effects on Indigenous vegetation and habitat; Heritage Resources and 

Landscape and land set aside for conservation  

 

This proposal has no adverse effect on indigenous vegetation or habitat. There is none within 

the ‘area’ as defined and no clearance or earthworks is required as part of this application. 

No heritage resources are identified on the island. The development to be within the new 

‘area’ already exists and is one of 24 residential sits provided for in the special zone’s 

Development Plan. Therefore this proposal has no adverse effect on landscape values. The 

underlying title is subject to a Conservation Covenant over a portion of the title. This is not 

affected by the proposal.  

 

7.12 Soil 

 

The proposal has nil impact on the life supporting capacity of soils. 

 

7.13 Access to the Coastal Marine Area 

 

The underlying title is 147ha in area. The new ‘area’ being defined to accommodate the 

dwelling previously consented, does not adjoin the coastal marine area. This proposal does 

not trigger any requirement for esplanade.  

 

7.14  Land Use Incompatibility 

No land use incompatibility issues arise. This is the 19th of 24 residential dwellings on Moturoa 

Island and is entirely consistent with the character of the island.  

 

7.15  Natural Character of the Coastal Environment 

Moturoa Island is naturally within the coastal environment. However, it is a special zone, with 

a Development Plan in place providing for up to 24 residential units. The proposal defines an 

area within which one of those residential units is located. The proposal is consistent with the 

Development Plan and does not create adverse effects on the natural character of the 

coastal environment given that this is the case. 
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8.0 STATUTORY ASSESSMENT   

8.1 Operative District Plan Objectives and Policies  

Objectives and policies relevant to this proposal are predominantly those listed in Chapter 

18.1 Moturoa Island, and those in Chapter 13 Subdivision. These are discussed below where 

particularly relevant to this proposal.  

 

Subdivision Objectives 

13.3.1 To provide for the subdivision of land in such a way as will be consistent with the purpose of the 

various zones in the Plan, and will promote the sustainable management of the natural and physical 

resources of the District, including airports and roads and the social, economic and cultural well being 

of people and communities.  

13.3.2 To ensure that subdivision of land is appropriate and is carried out in a manner that does not 

compromise the life-supporting capacity of air, water, soil or ecosystems, and that any actual or 

potential adverse effects on the environment which result directly from subdivision, including reverse 

sensitivity effects and the creation or acceleration of natural hazards, are avoided, remedied or 

mitigated.  

13.3.5 To ensure that all new subdivisions provide a reticulated water supply and/or on-site water 

storage and include storm water management sufficient to meet the needs of the activities that will 

establish all year round.  

13.3.7 To ensure the relationship between Maori and their ancestral lands, water, sites, wahi tapu and 

other taonga is recognised and provided for.  

13.3.8 To ensure that all new subdivision provides an electricity supply sufficient to meet the needs of 

the activities that will establish on the new lots created. 

Section 7.0 of this report addresses the matters raised in the above objectives. The subdivision 

is considered to be consistent with the purpose of the Moturoa Island Special Zone and to 

promote sustainable management of natural and physical resources of the District. 

Development can be (already has been) carried out without creating adverse effects, 

including reverse sensitivity effects, of a minor or more than minor nature. There are no 

hazards identified. Water supply and on-site wastewater treatment and disposal is existing.  

The interests of Maori have been taken into account. The island has power supply from the 

mainland, via undersea cable. 

The island is not identified as outstanding landscape or natural feature in the ODP (13.3.3), 

and does not contain any scheduled heritage resources (13.3.4). Objective 13.3.6 only 

applies to Management Plan subdivisions. 

Energy efficient design has not been considered , albeit shareholders/home owners can 

utilise solar at their discretion (13.3.9). The island is isolated and independent from any 

Council infrastructure (13.3.10). There is no National Grid (13.3.11). 
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Policies 

13.4.1 That the sizes, dimensions and distribution of allotments created through the subdivision process 

be determined with regard to the potential effects including cumulative effects, of the use of those 

allotments on:  

(a) natural character, particularly of the coastal environment;  

(b) ecological values;  

(c) landscape values;  

(d) amenity values;  

(e) cultural values;  

(f) heritage values; and  

(g) existing land uses.  

 

13.4.2 That standards be imposed upon the subdivision of land to require safe and effective vehicular 

and pedestrian access to new properties.  

13.4.3 That natural and other hazards be taken into account in the design and location of any 

subdivision. 

13.4.5 That access to, and servicing of, the new allotments be provided for in such a way as will avoid, 

remedy or mitigate any adverse effects on neighbouring property, public roads (including State 

Highways), and the natural and physical resources of the site caused by silt runoff, traffic, excavation 

and filling and removal of vegetation.  

13.4.8 That the provision of water storage be taken into account in the design of any subdivision.  

13.4.11 That subdivision recognises and provides for the relationship of Maori and their culture and 

traditions, with their ancestral lands, water, sites, waahi tapu and other taonga and shall take into 

account the principles of the Treaty of Waitangi.  

13.4.13 Subdivision, use and development shall preserve and where possible enhance, restore and 

rehabilitate the character of the applicable zone in regards to s6 matters. In addition subdivision, use 

and development shall avoid adverse effects as far as practicable by using techniques including:  

(a) clustering or grouping development within areas where there is the least impact on natural 

character and its elements such as indigenous vegetation, landforms, rivers, streams and wetlands, and 

coherent natural patterns;  

(b) minimising the visual impact of buildings, development, and associated vegetation clearance and 

earthworks, particularly as seen from public land and the coastal marine area;  

(c) providing for, through siting of buildings and development and design of subdivisions, legal public 

right of access to and use of the foreshore and any esplanade areas;  

(d) through siting of buildings and development, design of subdivisions, and provision of access that 

recognise and provide for the relationship of Maori with their culture, traditions and taonga including 

concepts of mauri, tapu, mana, wehi and karakia and the important contribution Maori culture makes 

to the character of the District (refer Chapter 2 and in particular Section 2.5 and Council’s “Tangata 

Whenua Values and Perspectives” (2004);  

(e) providing planting of indigenous vegetation in a way that links existing habitats of indigenous fauna 

and provides the opportunity for the extension, enhancement or creation of habitats for indigenous 

fauna, including mechanisms to exclude pests;  

(f) protecting historic heritage through the siting of buildings and development and design of 

subdivisions.  

(g) achieving hydraulic neutrality and ensuring that natural hazards will not be exacerbated or induced 

through the siting and design of buildings and development.  
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The subdivision preserves the existing character of the site in relation to its location within the 

coastal environment. It does not create any adverse cumulative effects given that the 

dwelling to be within the ‘lease area’ is provided for by the Special Zone and is one of 24 

sites shown on the Development Plan.  

 

Access is by boat. There are minimal, if any, adverse effects on neighbouring properties, 

public roads or natural and physical resources. Sites are self sufficient in terms of water 

storage.  

 

The interests of Maori have been taken into account, as have section 6 matters. The 

remainder of Policy 13.4.13 above is directed largely at management plan subdivisions, 

which this proposal is not. 

 

The site contains no outstanding landscape or natural character values, and indigenous 

vegetation is protected via the existing Conservation Covenant applying to the eastern 

portion of the underlying title. The site is not subject to hazards. 

 

Moturoa Island Special Zone 

 

18.1.3.1 To provide for development and activity on Moturoa Island including additions and external 

alterations to dwellings and ancillary buildings and facilities for the storage of pleasure craft.  

This is an enabling objective recognising the Special Zone’s Development Plan. This proposal 

is in general accordance with that Development Plan. 

18.1.3.2 To ensure that development upon Moturoa Island is carried out in a manner that recognises the 

attractive, unspoilt nature of the Island as a prominent landscape feature, and the natural character of 

the coastal environment. 

The building is not within the build area shown on Appendix 6A mapped area.  The building is 

located further away from the nearest foreshore and was positioned to minimise earthwork 

requirements, placing the building over flatter land rather than on steep land.  This is in 

keeping with this objective, and the slight difference in location is considered to have less 

than minor effects.   

18.1.3.3 To provide for the continued maintenance and enhancement of the conservation/wildlife 

areas on the island which have been gazetted as a Wildlife Refuge.   

This proposal does not affect the part of the island subject to a Conservation Covenant.  

18.1.4.1 That the western part of the island, where the existing dwellings are situated, be identified as 

the “development area” to recognise the existing and future development in that area.  

The proposal is consistent with this policy. The building and proposed lease area is situated 

within this western development area. 
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18.1.4.2 That the eastern part of the Island (some 40ha) be identified as the “conservation area” and 

continue to be used for grazing and conservation/wildlife activities with provision being made for the 

erection and use of appropriate buildings for these purposes.  

This is already achieved. This proposal represents no change to the eastern part. 

18.1.4.3 That future building additions to the existing dwellings and the building of future proposed 

dwellings and accessory buildings, including facilities for the storage of pleasure craft, be controlled by 

way of the Development Plan and by way of controlled activity consideration over the siting, scale and 

design of building activities and future dwellings. 

Not relevant to this ‘subdivision’ proposal as no building additions are proposed as part of this 

application. The proposal remains in general accordance with the development plan.  The 

proposed lease area is to incorporate built development consented for what is identified as  

‘Shed 5’ on DP 148037. The built development was consented to be outside of Shed 5’s area. 

It is noted that the majority of other buildings’ extent is also outside of the nominated areas 

shown on the appendix 6A plan, so this building’s slight deviation is in keeping with previous 

examples of minor discrepancies.    

18.1.4.4 That the commitment of the owners of the island to the conservation/wildlife development be 

accepted by the Council as reserves development in the context of any future requirements for 

esplanade reserves or esplanade strips in association with proposed dwelling additions or proposed 

dwellings in the development area. In recognition of this continuing commitment by the owners of the 

island, development in accordance with the zone provisions and the development plan shall not be 

subject to s230 of the Act or, any amended, replacement or other legislation relating to esplanade 

reserves or strips.   

FNDC is required to continue to accept this, as described. 

8.2 Proposed District Plan Objectives and Policies  

PDP Subdivision Objectives (Officer’s Recommended Amendments showing, noting however 

that decisions on submissions have yet to be endorsed or finalised by Hearings Panels): 

 

SUB-O1 Subdivision results in the efficient use of land, which:  

a.  achieves the objectives of each relevant zone, precinct, development area, overlays and 

the district wide provisions;  

b.  contributes to the existing and planned local character and sense of place;  

c. avoids reverse sensitivity issues that would prevent or adversely affect activities already  

established on land from continuing to operate;   

d. avoids land use patterns which would prevent land from achieving the objectives and policies of the 

zone in which it is located;  

e.  does not increase risk from natural hazards or risks are mitigates and existing risks reduced; and  

f.  manages adverse effects on the environment.    

 

The subdivision achieves the objectives of the special zone and relevant district wide 

objectives. It contributes to the existing and planned local character and sense of place of 

the special zone. Because development is existing, the proposal avoids reverse sensitivity 

issues. The island is run as a sheep farm and this will continue. There is no increased risk from 

natural hazard and less than minor adverse effects.  

 

SUB-O2 Subdivision provides for the:   
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a.  Protection of highly productive land; and   

b.  Protection, restoration or enhancement of Outstanding Natural Features, Outstanding Natural 

Landscapes, Natural Character of the Coastal Environment, Areas of High Natural Character, 

Outstanding Natural Character, wetland, lake and river margins, Significant Natural Areas areas of 

significant indigenous vegetation and significant habitats of indigenous fauna, Sites and 

Areas of Significance to Māori, and Historic Heritage.    

 

The site is not zoned General Rural or Rural Production. It is a special zone. There is therefore 

no requirement to protect highly productive land.  In any event, the island has no highly 

productive land, being almost entirely LUC class 7. The site is coastal and contains indigenous 

vegetation. It is subject to a Conservation Covenant protecting that vegetation and natural 

character values. This proposal does not impact on that.                                                                                                

 

SUB-O3 Infrastructure is planned to service the proposed subdivision and development where:  

a.  there is existing infrastructure connection, infrastructure should provided in an integrated, efficient, 

coordinated and future-proofed manner at the time of subdivision; and   

b.where no existing connection is available infrastructure should be is planned and consideration be  

given to connections made with the wider infrastructure network.    

 

The property is an island, independent of any Council infrastructure. It is connected to 

mainland power by way of undersea cable across the channel. 

 

SUB-O4 

Subdivision is accessible, connected, and integrated with the surrounding environment including by 

and providing for: 

a. Safe transport connections including active modes of public transport where practicable; 

b.  new, and connection to existing public open spaces;  

c.  esplanade where land adjoins the coastal marine area; and    

d.  esplanade where land adjoins other qualifying water bodies. 

 

The site is an island with no public transport available. There is no requirement for esplanade. 

Only the western end of the island is subject to development pursuant to the special zone’s 

Development Plan.  

 

SUB-OX 

Subdivision protects the long-term availability and productive capacity of highly productive land by 

avoiding inappropriate subdivision that would compromise its use for farming and forestry activities. 

 

N/A noting the zoning and absence of highly productive land. 

 

SUB-OY 

Subdivision occurs in a sequenced and coherent manner in locations and at a rate that enables 

growth and development to be supported by additional infrastructure. 

 

Not relevant given that the site is an island independent of Council infrastructure.   

 

SUB-P1 Enable boundary adjustments that: …. 

 

Not relevant – application is not a boundary adjustment. 
 

SUB-P2 Enable subdivision for the purpose of public works, infrastructure, reserves or access.  
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Not relevant – application does not involve public works, infrastructure, reserves or access 

lots. 
 

SUB-P3 Provide for subdivision where it results in allotments that:  

a.  are consistent with the planned environment purpose, characteristics and qualities of the zone or 

precinct;   

b.  comply with the minimum allotment sizes for each zone or precinct;  

c.  have an adequate size and appropriate shape to contain a building platform; and   

d.  have legal and physical access.  

 

The proposed lease area is consistent with the planned environment of the special zone. No 

minimum lot sizes apply. The building is existing and legal and physical access is by water.  

 

SUB-P4 

Manage subdivision of land as detailed in the district wide, natural environment values, historical and  

cultural values and hazard and risks sections of the plan  

 

SUB-P5 

Manage subdivision design and layout in the General Residential, Mixed Use, Medium Density 

Residential, Town Centre and Settlement zone….  

 

N/A. 

 
SUB-P6  Require infrastructure to be provided in an integrated and comprehensive manner by:  

a.  demonstrating that the subdivision will be appropriately serviced (including telecommunications) 

and integrated with existing and planned infrastructure if available; and   

b. ensuring that the infrastructure is provided is in accordance with the planned environment 

purpose, characteristics and qualities of the zone.   

 

The island has power but is independent of any Council infrastructure. 
 

SUB- P7 

Require the vesting of esplanade reserves or esplanade strips when subdividing to specific allotment 

sizes land adjoining the coast or other qualifying water bodies.   

 

There is no esplanade requirement. 
 

SUB-P8  Avoid rural lifestyle subdivision in the Rural Production zone unless the subdivision: .... 

 

Site is not zoned Rural Production. 
     

SUB-PX 

Avoid subdivision that:  

a. Within the Horticulture Precinct, is not provided for in PREC1-P5:  

b. In all other parts of the Rural Production Zone:….. 

 

Site is not zoned Rural Production, nor in the proposed Horticulture Precinct. 
 

SUB-P9 

Avoid subdivision [sic] rural lifestyle subdivision in the Rural Production zone and Restrict rural residential 

subdivision inthe Rural Lifestyle zone unless the development achieves the environmental outcomes  

required in the management plan subdivision rule.  …. 

 

The site is not zoned Rural Lifestyle. 

 

SUB-P10 

To protect amenity and character by avoiding the subdivision of minor residential units from 
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 principalresidential units where resultant allotments do not comply with minimum allotment size and resi

dential density.  

 

Not applicable. There are no minor residential units.  

 

SUB-P11   Consider the following matters where relevant when assessing and managing the effects of 

subdivision: 

Manage subdivision to address the effects of the activity requiring resource consent including ( but not 

limited to) consideration of the following matters where relevant to the application:  

a. The potential for reverse sensitivity effects that would prevent or adversely affect activities already 

established on land from continuing to operate; 

b. consistency with the scale, density, design and character of the environment and purpose of the  

zone;   

c.  the location, scale and design of buildings and structures;  

d.the adequacy and capacity of available or programmed development infrastructure to  

accommodate the proposed activity; or the capacity of the site to cater for on-

site infrastructure associated with the proposed activity;   

e.  managing natural hazards;  

f.  Any adverse effects on areas with historic heritage and cultural values, natural features and 

landscapes, natural character or indigenous biodiversity values; and  

g. any historical, spiritual, or cultural association held by tangata whenua, with regard to the matters set 

out in Policy TW-P6. 

 

Any relevant matters listed in the above policy have been had regard to / considered.  

 

The site is naturally within the coastal environment noting that it is an island. 

 

Coastal Environment Objectives and Policies: 

CE-O1 The natural character of the coastal environment is identified and managed to ensure its long-

term preservation and protection for current and future generations.  

CE-O2 Land use and subdivision in the coastal environment:  

a. preserves the characteristics and qualities of the natural character of the coastal environment;  

b. is consistent with the surrounding land use;  

c. does not result in urban sprawl occurring outside of urban zones; 

d. promotes restoration and enhancement of the natural character of the coastal environment; 

and 

e. recognises tangata whenua needs for ancestral use of whenua Māori.  

The special zone and development plan give effect to both the above objectives. The lease 

area being proposed is consistent with the special zone and development plan. 

 

Only some policies applying to the coastal environment have relevance to the application 

site and proposal. Policy CE-P1 is not relevant to a specific development within a specific 

site. CE-P2 is not relevant as there is no outstanding landscape or feature present. Policy CE-

P5 applies to urban zones, which the application site is not. Policy CE-P6 relates to enabling 

farming activities. The island operates as a sheep farm, which is consistent with this policy. 

Policy CE-P7 refers to Maori Purpose and Treaty Settlement land only and is not relevant to 

this proposed development.  

 
CE-P4 Preserve the visual qualities, character and integrity of the coastal environment by: 
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a. consolidating land use and subdivision around existing urban centres and rural settlements; 

and  

b. avoiding sprawl or sporadic patterns of development.  

Not overly relevant given the proposal is on an island subject to special planning provisions 

for its development.  

CE-P8 Encourage the restoration and enhancement of the natural character of the coastal 

environment. 

The Special Zone and Development Plan, along with the Conservation Covenant, give effect 

to this policy. 

Policy CE-P9 is not relevant as nothing proposed is a ‘prohibited’ activity – which is the only 

thing this policy addresses. 

 

In summary I believe the proposed development to be consistent with the PDP’s coastal 

environment objectives and policies where these are relevant. 

 

The underlying title has areas of outstanding landscape and high natural character. These 

are not affected by the proposed new ‘lease area’ which contains neither. I have not 

considered it necessary to assess the proposal against objectives and policies relating to 

either outstanding landscape or natural features.  

 

Moturoa Island Zone objectives and policies: 

 

MIZ-O1 

Land use on Moturoa Island is of a scale and type that compliments and is consistent with the values of 

the island. 

 

MIZ-O2 

The natural characteristics and qualities of Moturoa Island are preserved and protected for current and 

future generations to enjoy and appreciate. 

 

MIZ-O3 

The ecological qualities of Moturoa Island are protected and enhanced. 

 

MIZ-O1 not relevant as this application is not a land use. MIZ-O2 and O3 are achieved by 

way of the special zone and development plan, with which the proposal is consistent. 

 

MIZ-P1 

Enable the development of no more than 24 residential units in addition to the existing farmhouse and 

beach cottage, where it is of appropriate scale and in the building sites defined on the on the Council 

approved Moturoa Island Development Plan. 

 

The lease area is to reflect the 19th of the 24 residential units. The residential unit is already 

constructed pursuant to land use consent already issued. 
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MIZ-P2 

Provide for additions and external alterations to residential units, accessory buildings and facilities for 

the storage of pleasure craft where any significant adverse effects are avoided and any other adverse 

effects can be avoided, remedied or mitigated. 

 

Not relevant as the application is not for any of the activities listed. 

 

MIZ-P3 

Avoid development that is not in accordance with the Council approved Moturoa Island Development 

Plan or diminishes the characteristics and qualities of the following: 

 

Not overly relevant given that the development is already consented and existing. This 

proposal is to define a lease area around that development. 

 

MIZ-P4 

Protect the ecological values of the island by enabling grazing activities on Moturoa Island outside of 

significant natural areas identified on the Council approved Moturoa Island Development Plan as 

conservation/wildlife areas. 

 

Already achieved. 

 

MIZ-P5 

Encourage the enhancement of ecological and natural values by enabling ongoing conservation 

activities on Moturoa Island. 

 

Already a feature of the Island’s management. 

 

MIZ-P6 

Provide for built development outside of the development areas identified on the Council approved 

Moturoa Island Development Plan only where it is to support continued farming or conservation 

activities. 

 

Not relevant. Development is within the development area. 

 

MIZ-P7 

Manage land use to address the effects of the activity requiring resource consent, including (but not 

limited to) consideration of the following matters where relevant to the application:  

a. compliance with the Council approved Moturoa Island Development Plan;  

b. the natural character of the coastal environment;  

c. the presence or absence of structures, buildings or infrastructure;  

d. the location, scale and design of any proposed development;  

e. the temporary or permanent nature of any adverse effects;  

f. the need for and location of earthworks or vegetation clearance;  

g. effects from natural hazards;  

h. satisfactory disposal of wastewater and stormwater;  

i. effects on ecological values; and  

j. the provision for a potable and firefighting water supply. 
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All relevant matters listed in this policy have been had regard to where relevant. 

 

8.3 Part  2  Matters 

 

5 Purpose 

(1) The purpose of this Act is to promote the sustainable management of natural and physical 

resources. 

(2) 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. 

 

The proposal is considered to provide for the sustainable management of natural and 

physical resources.  

 

6 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: 

(h)  the management of significant risks from natural hazards. 

 

I consider the proposal to be an appropriate level of development for the site given its 

special zoning and the level of development being provided for. The current application is 

consistent with that level of development. The natural character of the coastal environment 

is provided for to the degree the development plan allows and/or requires. There are no 

outstanding landscape values. Indigenous vegetation is already protected. There is no 

requirement for public access. The proposal has had regard to the relationship of Maori with 

their ancestral lands, water and sites. There are no significant risks from natural hazards 

associated with the development 
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7 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: 

(ba) the efficiency of the end use of energy: 

(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. 

 

The overall and ongoing Moturoa Island zone and development is well established. The 

proposed development will ensure the ongoing maintenance and enhancement of amenity 

values and the overall quality of the environment, and respects the intrinsic values of 

ecosystems.  

 

8 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 (Te Tiriti o Waitangi). 

 

The principles of the Treaty of Waitangi have been considered and it is believed that this 

proposal does not offend any of those principles.  

 

In summary, it is considered that all matters under s5-8 inclusive have been adequately taken 

into account. 

 

8.4 NZ Coastal Policy Statement 

 

The NZ Coastal Policy Statement (NZCPS) has relevance to this proposal due to the property’s 

location within the “coastal environment”. The following objectives and policies are 

considered relevant to the proposal. 

 

Objective 2: To preserve the natural character of the coastal environment and protect natural features 

and landscape values through..... 

The preservation of the natural character of the coastal environment must be seen in the 

context of the special zoning afforded the island and the permitted level of development on 

http://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM435834
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the island. The special zone provides for 24 residential units as well as a number of supporting 

structures. This proposal is for a lease are around an existing dwelling, number 19 out of those 

24. In this context, the proposal preserves the natural character of the coastal environment 

to the level it is required to. The island is not identified as outstanding landscape.  

Objective 6: To enable people and communities to provide for their social, economic, and cultural 

wellbeing and their health and safety, through subdivision, use, and development, recognising that: 

• the protection of the values of the coastal environment does not preclude use and 

development in appropriate places and forms, and within appropriate limits; 

 

I consider the development to be an appropriate use of the site that provides for people’s 

social and economic wellbeing. 

 

Policy 6: Activities in the coastal environment  

(1) In relation to the coastal environment: 

……(h) consider how adverse visual impacts of development can be avoided in areas sensitive to such 

effects, such as headlands and prominent ridgelines, and as far as practicable and reasonable apply 

controls or conditions to avoid those effects; ….. 

(i) set back development from the coastal marine area and other water bodies, where practicable 

and reasonable, to protect the natural character, open space, public access and amenity values of 

the coastal environment; and…… 

 

I believe that the existing development and proposed lease area avoids adverse visual 

impacts of development on areas sensitive to such effect such as headlands and prominent 

ridgelines. In any event the built development is already consented and built. The 

development and lease area is set well back from the boundary with the coastal marine 

area. 

 

Policy 13: Preservation of natural character  

(1) To preserve the natural character of the coastal environment and to protect it from inappropriate 

subdivision, use, and development:  

(a) avoid adverse effects of activities on natural character in areas of the coastal environment with 

outstanding natural character; and  

(b) avoid significant adverse effects and avoid, remedy or mitigate other adverse effects of activities 

on natural character in all other areas of the coastal environment; 

 
Policy 14 Restoration of natural character  

Promote restoration or rehabilitation of the natural character of the coastal environment, including by : 

…. 

And 

 

Policy 15 Natural features and natural landscapes  

To protect the natural features and natural landscapes (including seascapes) of the coastal 

environment from inappropriate subdivision, use, and development:  

(a) avoid adverse effects of activities on outstanding natural features and outstanding natural 

landscapes in the coastal environment; and  

(b) avoid significant adverse effects and avoid, remedy, or mitigate other adverse effects of activities 

on other natural features and natural landscapes in the coastal environment; 

 

The above three policies are all relevant to the proposal, but only in the context of the 

baseline established by providing for a Special Zone and specified number of buildings within 
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that zone. I consider the proposal to be consistent with all three of the above policies for the 

reasons already outlined in this report.  

 

I believe the proposal gives effects to the relevant objectives and policies in the NZ Coastal 

Policy Statement.  

 

8.5 Other National Policy Statements and Environmental Standards  

 

I have not identified any other relevant national policy statements or any environmental 

standards relevant to the proposal.   

 

 

8.6  Regional Policy Statement for Northland  

 

In preparing this application, the Regional Policy Statement for Northland has been 

considered, in particular those Objectives and Policies relevant to land identified as being 

within the “coastal environment”. The proposal is considered consistent with the RPS in this 

regard given that it is in line with the level of development provided for in the Special Zone. 

The site is not mapped as having any heritage and cultural values and no archaeological 

sites were identified on the site. 

The site is subject to Conservation Covenant with substantial and ongoing efforts made and 

being made to enhance and protect habitat. In addition, there is ongoing management  

and control of plant and animal pests. This is consistent with objectives and policies in the 

Regional Policy Statement related to the enhancement of areas of indigenous vegetation.  

The site does not contain any highly versatile soils.  

Other relevant objectives and policies include: 

Objective 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. 

I believe the proposed development is a sustainable use of the site and provides for the 

property owners’ social and economic wellbeing.  

3.12 Regional form  

Northland has sustainable built environments that effectively integrate infrastructure with subdivision, 

use and development, and have a sense of place, identity and a range of lifestyle, employment and 

transport choices. 

The site is large and part of an approved Special Zone and Development Plan, with its own 

unique ‘sense of place’ and identity. 
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8.7 Regional Plan for Northland 

 

No consent is required pursuant to the Regional Plan. 

 

9.0 s95A-E ASSESSMENT  

9.1 S95A Public Notification Assessment 

 

A consent authority must follow the steps set out in s95A to determine whether to publicly 

notify an application for a resource consent. Step 1 specifies when public notification is 

mandatory in certain circumstances. No such circumstances exist. Step 2 of s95A specifies 

the circumstances that preclude public notification. No such circumstance exists and Step 3 

of s95A must be considered. This specifies that public notification is required in certain 

circumstances. The application is not subject to a rule or national environmental standard 

that requires public notification. This report and AEE concludes that the activity will not have, 

nor is it likely to have, adverse effects on the environment that are more than minor. In 

summary public notification is not required pursuant to Step 3 of s95A. 

 

9.2 S95B Limited Notification Assessment 

 

A consent authority must follow the steps set out in s95B to determine whether to give limited 

notification of an application for a resource consent, if the application is not publicly notified 

pursuant to s95A. Step 1 identifies certain affected groups and affected persons that must be 

notified. None exist in this instance. Step 2 of s95B specifies the circumstances that preclude 

limited notification. No such circumstance exists and Step 3 of s95B must be considered. This 

specifies that certain other affected persons must be notified. The application is not for a 

boundary activity (by definition in the Act). The s95E assessment below concludes that there 

are no affected persons to be notified. There is no requirement to limited notify the 

application pursuant to Step 3.   

 

9.3 S95D Level of Adverse Effects  

 

The AEE in this report assesses effects on the environment and concludes that these will be no 

more than minor. 

 

9.4 S95E Affected Persons 

 

A person is an ‘affected person’ if the consent authority decides that the activity’s adverse 

effects on the person are minor or more than minor (but are not less than minor). A person is 

not an affected person if they have provided written approval for the proposed activity. No 

written approvals have been sought in this instance. Consultation has been undertaken with 

local iwi, in this instance Ngati Rehia – refer to Appendix 9 to this application. 
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The proposal is not for any additional development rights or titles. It is consistent with the 

special zone’s Development Plan and the island’s conservation objectives. The site does not 

contain any archaeological site. Development is existing. The site is not adjacent to any land 

administered by the Department of Conservation. I do not believe that pre lodgement 

consultation is required with Heritage NZ, or Department of Conservation. 

 

10.0 CONCLUSION 

 

The site is considered suitable for the proposal, and effects on the wider environment are less 

than minor. The proposal is consistent with the relevant objectives and policies of the 

Operative and Proposed District Plans, the NZ Coastal Policy Statement, and the Regional 

Policy Statement, as well as Part 2 of the Resource Management Act.  

 

There is no District Plan rule or national environmental standard that requires the proposal to 

be publicly notified and no persons have been identified as adversely affected by the 

proposal. No special circumstances have been identified that would suggest notification is 

required. 

 

It is therefore requested that the Council grant approval to all components of this 

application, on a non notified basis, subject to appropriate conditions.  

  

 

 
  

        

Lynley Newport     Date   21st April 2026 

Senior Planner 

Thomson Survey Ltd 
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 Date Issued 29 May 1978
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NA29A/1266

 Estate Fee Simple
 Area 146.9919 hectares more or less
 Legal Description Moturoa Island

Registered Owners
Motu   Roa Island Limited
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C137295.1                     Lease of Flat 11 DP 119141 Term 999 years as from and including the 1st May 1988 Leasehold CT NA68C/78
     issued - 9.5.1990 at 2.39 pm

C311894.1                   Lease of Flat 2 DP 147174 Term 999 years as from and including 1st September 1991 Leasehold CT
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9314702.19                     Lease of Area 7 Deposited Plan 420530 Term 999 years as from and including the 1st day of February 2013
       CT 482383 issued - 6.9.2013 at 3:48 pm

9314702.20                     Lease of Area 4 Deposited Plan 420530 Term 999 years as from and including the 1st day of February 2013
       CT 482380 issued - 6.9.2013 at 3:48 pm

9314702.21                     Lease of Area 1 Deposited Plan 420530 Term 999 years as from and including the 1st day of February 2013
       CT 482377 issued - 6.9.2013 at 3:48 pm

9314702.22                     Lease of Area 2 Deposited Plan 420530 Term 999 years as from and including the 1st day of February 2013
       CT 482378 issued - 6.9.2013 at 3:48 pm

9314702.23                     Lease of Area 3 Deposited Plan 420530 Term 999 years as from and including the 1st day of February 2013
       CT 482379 issued - 6.9.2013 at 3:48 pm
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