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Application for resource consent 
or fast-track resource consent

Or Associated Consent Pursuant to the Resource Management Act 1991 (RMA)) (If applying for a Resource 
Consent pursuant to Section 87AAC or 88 of the RMA, this form can be used to satisfy the requirements of Form 
9). Prior to, and during, completion of this application form, please refer to Resource Consent Guidance Notes 
and Schedule of Fees and Charges — both available on the Council’s web page.

Office Use Only  
Application Number:

1. Pre-Lodgement Meeting
Have you met with a council Resource Consent representative to discuss this application prior to lodgement?  

 Yes    No

2. Type of consent being applied for
(more than one circle can be ticked):

 Land Use	 m³ 

 Fast Track Land Use*	

 Change of Consent Notice (s.221(3))	

 Certificate of Compliance (s.139)	

 Discharge: Total voume =  
Note; volumes >3m³ requires NRC Consent. 

 Subdivision

 Existing Use Certicicate (s.139A)

 Extension of time (s.125)	  Consent under National Environmental Standard 
(e.g. Assessing and Managing Contaminants in Soil)

 Other (please specify)     

*The fast track is for simple land use consents and is restricted to consents with a controlled activity status.

3. Would you like to opt out of the fast track process?

 Yes    No

4. Consultation

Have you consulted with Iwi/Hapū?   Yes    No

If yes, which groups have  
you consulted with?	
Who else have you  
consulted with?	

For any questions or information regarding iwi/hapū consultation, please contact:  
The Resource Consents Planning Technicians, planning_technicians@fndc.govt.nz
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8. Application site details
Location and/or property street address of the proposed activity:

Name/s: 

Site address/ 
location:

Postcode

Legal description:  Val Number:

Certificate of title:  

Please remember to attach a copy of your Certificate of Title to the application, along with relevant consent 
notices and/or easements and encumbrances (search copy must be less than 6 months old)

Site visit requirements:

Is there a locked gate or security system restricting access by Council staff?    Yes    No

Is there a dog on the property?    Yes    No

Please provide details of any other entry restrictions that Council staff should be aware of, e.g. health and safety, 
caretaker’s details. This is important to avoid a wasted trip and having to re-arrange a second visit.

9. Description of the proposal

Please enter a brief description of the proposal here. Please refer to Chapter 4 of the District Plan, and Guidance 
Notes, for further details of information requirements.

If this is an application for a Change or Cancellation of Consent Notice conditions (s.221(3)), please quote relevant 
existing Resource Consents and Consent Notice identifiers and provide details of the change(s), with reasons for 
requesting them.

The proposal has been prepared in accordance with the following version of the FNDC Engineering Standards:

 2009    2023 

10. Would you like to request public notification?

 Yes    No

11. Other consent required/being applied for under different legislation
(more than one circle can be ticked):

 Building Consent    Enter BC ref # here (if known) 

 Regional Council Consent (ref # if known)    Ref # here (if known) 

 National Environmental Standard Consent    Consent here (if known) 

 Other (please specify)    Specify ‘other’ here 
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12. National Environmental Standard for Assessing and Managing Contaminants  
in Soil to Protect Human Health:

The site and proposal may be subject to the above NES. In order to determine whether regard needs to be had to 
the NES please answer the following:

Is the piece of land currently being used or has it historically ever been used for an activity or industry on the 
Hazardous Industries and Activities List (HAIL)?    Yes     No    Don’t know

Is the proposed activity an activity covered by the NES? Please tick if any of the following apply to your  
proposal, as the NESCS may apply as a result?       Yes     No    Don’t know 

 Subdividing land  

 Changing the use of a piece of land 

 Disturbing, removing or sampling soil

 Removing or replacing a fuel storage system 

14. Assessment of environmental effects:

Every application for resource consent must be accompanied by an Assessment of Environmental Effects (AEE). This is 
a requirement of Schedule 4 of the Resource Management Act 1991 and an application can be rejected if an adequate 
AEE is not provided. The information in an AEE must be specified in sufficient detail to satisfy the purpose for which it is 
required. Your AEE may include additional information such as written approvals from adjoining property owners, or 
affected parties.

Your AEE is attached to this application   Yes  

15. Draft conditions:

Do you wish to see the draft conditions prior to the release of the resource consent decision?    Yes     No   

IIf yes, please be advised that the timeframe will be suspended for 5 working days as per s107G of the RMA to 
enable consideration for the draft conditions.

13. Natural hazards (National Policy Statement for Natural Hazards 2025)

Is the site subject to known or potential natural hazards (for example, flooding, coastal inundation, erosion, or 
unstable land), as contemplated by the National Policy Statement for Natural Hazards 2025?    Yes     No   

If yes, please identify the relevant natural hazard(s) by ticking the applicable box(es) below:

 Flooding

 Landslips

 Coastal Erosion

 Coastal Inundation

 Active Faults

 Liquefaction

 Tsunami

Please ensure all relevant technical reports are submitted with the application.
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Checklist of your information
Please tick if information is provided

 Payment (cheques payable to Far North District Council)

 A current Certificate of Title (Search Copy not more than 6 months old)

 Details of your consultation with Iwi and hapū 

 Copies of any listed encumbrances, easements and/or consent notices relevant to the application

 Applicant / Agent / Property Owner / Bill Payer details provided

 Location of property and description of proposal

 Assessment of Environmental Effects

 Written Approvals / correspondence from consulted parties

 Reports from technical experts (if required)

 Copies of other relevant consents associated with this application

 Location and Site plans (land use) AND/OR

 Location and Scheme Plan (subdivision)

 Elevations / Floor plans

 Topographical / contour plans

Please refer to Chapter 4 of the District Plan for details of the information that must be provided with an application. 
Please also refer to the RC Checklist available on the Council’s website. This contains more  

helpful hints as to what information needs to be shown on plans.
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Nicola Lawty 
 

Proposed Subdivision to Convert Cross Lease 
Titles to Freehold & 243(e) Approval to Revoke 
Redundant Conditional Easement  
 

17 & 19 Titoki Place, Kerikeri 
 
Williams & King, Kerikeri1  
21 May 2026 
 
 

1. Overview 

Nicola Lawty seeks resource consent for a subdivision to convert two cross lease titles into two 

freehold records of title (Lots 1 and 2) – no additional titles are created. The proposed lot boundary 

will generally follow the existing restrictive covenant boundary; however, the existing common area 

boundary will be divided between the two lots, with easements proposed to protect the established 

shared access arrangements. Each of Lots 1 and 2 contains an existing residential dwelling and 

accessory buildings, an onsite wastewater treatment and disposal system, a reticulated water supply 

and onsite water storage, formed access, and connections to utility services. As these infrastructure 

arrangements are already established and appropriately located, no additional physical works are 

required. 

 

The subject land is zoned Coastal Residential under the Far North Operative District Plan. The 

proposed resultant lot sizes are less than the controlled and discretionary minimum lot sizes, and 

legal right of way width is less than 5m. The proposal has therefore been assessed overall as a non-

complying activity. 

 

Under the Far North Proposed District Plan, the land is zoned Settlement and is subject to the 

Coastal Environment and Coastal Flood overlays. There are no relevant rules with immediate legal 

effect under the Far North Proposed District Plan. 

 

Section 243(e) approval is sought as a separate resolution to revoke a condition requiring easement 

A in Transfer C813863.6 to be granted or reserved, so that it can be cancelled as it relates to Lot 2. 

 

This assessment accompanies the resource consent application lodged by the applicant and is 

provided in accordance with Schedule 4 of the Resource Management Act 1991. It is intended to 

provide sufficient information to enable an understanding of the proposal and the actual or potential 

effects of the activity on the environment. 

 
1  Williams & King - a Division of Survey & Planning Solutions (2010) Ltd 

Surveyors, Planners, Resource Managers - Kerikeri and Kaitaia 

PO Box 937 Kerikeri   Phone (09) 407 6030    Email: nat@saps.co.nz 
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2. Description of Proposal 

 

2.1 Proposed subdivision / section 243(e) approval 

The purpose of the proposal is to convert the existing cross lease titles to freehold titles. 

 

The proposed subdivision will create Lot 1 (1288m2) and Lot 2 (1550m2). Each lot contains an existing 

residential unit with ancillary structures. The boundary between Lots 1 and 2 predominantly follows the 

existing exclusive-use/covenant boundary associated with the current cross lease arrangement. The 

existing common area, which includes the shared driveway, will be divided between the lots, with Lot 1 

incorporating the first approximately 26m and being subject to Easements ‘A’ and ‘B’, and Lot 2 owning 

and having exclusive rights over the remainder. 

 

In addition, easement ‘D’ over Lot 2 is shown to allow water overflow from the water tank on Lot 1 to 

discharge to an existing pond.  

 

Vehicle access to each lot is obtained from Skudders Beach Road via Titoki Place (Lot 8 DP 126741), a 

jointly owned access lot in which each of the existing records of title holds a one-twelfth share. Lots 1 and 

2 will each retain a one-twelfth share in Lot 8 DP 126741, as per the proposed amalgamation condition. 

From the cul-de-sac end of Titoki Place, access to each lot is provided by the formed driveway along the 

southern boundary of the lots – refer to Photograph 1. 

 

 
Photograph 1: Existing private accessway to Lots 1 and 2.  
Underground electricity supply to Lot 2 is marked on the left (northern) side of the carriageway.  

 

The subject site also benefits from a right of way and services easement over Lot 1 DP 162040 via 

Transfer 813863.6, which will become redundant for Lot 2. A separate section 243(e) resolution is 

sought to allow the easement to be cancelled at the owner’s discretion. Refer to DP 162040 in 

Appendix 1.  

 

The Scheme Plan is attached in Appendix 2 and copied in Figure 1 below. All areas and 

dimensions are subject to final survey.  
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Figure 1: Scheme Plan of Proposed Subdivision   

 

2.2 Stormwater management and existing impermeable surfaces 

Existing impermeable surface coverage on Lots 1 and 2 is tabled on the Scheme Plan. This amounts 

to 30% and 28% on Lots 1 and 2 respectively, in both cases taking into account the 1/12th share in 

Lot 8 DP 126741 (Titoki Place).  

 

The original subdivision (DP 126741 / 2103-TCPBIC) was designed to collect and discharge 

stormwater via the walkway to the south of the site (which includes a stormwater pipe taking runoff 

from the kerb and channel and catchpit on Titoki Place, as well as a shaped overland flow path) to 

a constructed freshwater pond. Stormwater from the sites is understood to follow this route. 

Easement ‘D’ over Lot 2 is shown to allow water overflow from the water tank on Lot 1 to discharge 

to the pond. The subdivision does not increase impermeable surface coverage on either lot, and no 

further stormwater management is required at this stage.  

 

 

3. Application site details and description 

 
3.1 Location 

The subject land is situated at 17 and 19 Titoki Place, in the Skudders Beach settlement approximately 

4km north east of central Kerikeri. Refer to the maps in Figures 2 and 3.  Titoki Place (Lot 8 DP 126741) 

is subject to an easement in gross in favour of Council, allowing public access over the private road and 

a walkway, connecting to Lot 7 DP 126741 (Recreation Reserve).  
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Figure 2: Location Map (Source: QuickMap) 

 

 
Figure 3: Cadastral Map (Source: QuickMap) 

 

 

3.2 Legal details 

A summary of the records of title subject to the proposed subdivision is provided below. The records of 

title are attached in Appendix 3.  
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Record of Title & 

Appellation 

Area Address Interests 

NA105A/302 17 Titoki 
Place, 
Kerikeri 

Subject to Section 241(2) RMA (Affects Fee Simple)  

Subject to a right of way over part marked A on DP 126741 
specified in Easement Certificate B415820.4 (affects Lot 8 DP 
126741) (Affects Fee Simple)  

The easements created by Transfer C002163.4 are subject to 
Section 309 (1) (a) LGA 1974  

C002163.8 Encumbrance to Bay of Islands County Council (Affects 
Fee Simple)  

Subject to a right of way (in gross) over part marked A and D on DP 
126741 in favour of Bay of Islands County Council created by 
Transfer C002163.4 (affects Lot 8 DP 126741) (Affects Fee Simple)  

C521045.3 Variation of the conditions of the easement specified in 
easement certificate B415820.4 (Affects Fee Simple)  

C813863.3 Certificate pursuant to Section 321(3) (c) LGA 1974 
(Affects Fee Simple)  

Appurtenant hereto is a right of way and electricity, water supply 
and telecommunications rights created by Transfer C813863.6 - 
(affects Lot 1 DP 162040) (Affects Fee Simple)  

The easements created by Transfer C813863.6 are subject to 
Section 243 (a) RMA 1991  

D016078.2 Certificate pursuant to Section 321(3) (c) LGA 1974 
(Affects Fee Simple)  

D016078.4 Lease of Flat 1 DP 171848 Term 999 years 
commencing on the 2nd July 1996 Composite CT NA105A/302 
issued (Affects Fee Simple)  

D016078.5 Lease of Flat 2 Composite CT NA105A/302 issued 
(Affects Fee Simple)  

Land Covenant in Lease D016078.5 (Affects Fee Simple)  

Land Covenant in Lease D016078.4 (Affects Fee Simple)  

Subject to an electricity right over parts marked C and D on DP 
171848 created by Transfer D016078.3 (Affects Fee Simple)  

7898779.2 Compensation Certificate pursuant to Section 19 Public 
Works Act 1981  

 

Fee Simple – ½ 

share in Lot 2 DP 

162040  

2838m² 

Leasehold - Flat 1 

DP 171848 

 

Fee Simple – 1/12 

share in Lot 8 DP 

126741 

1967m² 

NA105A/303 19 Titoki 
Place, 
Kerikeri 

Subject to Section 241(2) RMA 1991 (Affects Fee Simple)  

Subject to a right of way over part marked A on DP 126741specified 
in Easement Certificate B415820.4 (affects Lot 8 DP 126741) 
(Affects Fee Simple)  

The easements created by Transfer C002163.4 are subject to 
Section 309 (1) (a) LGA 1974  

C002163.8 Encumbrance to Bay of Islands County Council (Affects 
Fee Simple)  

Subject to a right of way (in gross) over parts marked A and D on 
DP 126741 in favour of Bay of Islands County Council created by 
Transfer C002163.4 (affects Lot 8 DP 126741) (Affects Fee Simple)  

C521045.3 Variation of the conditions of the easement specified in 
B415820.4 (Affects Fee Simple)  

Appurtenant hereto is a right of way and electricity, water supply 
and telecommunications rights created by Transfer C813863.6 - 
(Affects Fee Simple)  

The easements created by Transfer C813863.6 are subject to 
Section 243 (a) Resource Management Act 1991  

Fee Simple – ½ 

share in Lot 2 DP 

162040 

2838m² 

Leasehold – Flat 2 

DP 171848 

- 

Fee Simple – 1/12 

share in Lot 8 DP 

126741 

1967m² 
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C813863.3 Certificate pursuant to Section 321(3) (c) Local 
Government Act 1974 (Affects Fee Simple)  

D016078.5 Lease of Flat 2 DP 171848 Term 999 years 
commencing on the 2nd July 1996 Composite CT NA105A/303 
issued (Affects Fee Simple)  

D016078.2 Certificate pursuant to Section 321(3) (c) Local 
Government Act 1974 - (Affects Fee Simple)  

D016078.4 Lease of Flat 1 Composite CT NA105A/302 issued 
(Affects Fee Simple)  

Land Covenant in Lease D016078.4 (Affects Fee Simple)  

Land Covenant in Lease D016078.5 (Affects Fee Simple)  

Subject to an electricity right over parts marked C and D on DP 
171848 created by Transfer D016078.3 (Affects Fee Simple)  

7898779.5 Compensation Certificate pursuant to Section 19 Public 
Works Act 1981  

 

Table 1: Legal & Address Details of Subject Records of Title 

 

3.3 Site conditions and land use 

Lots 1 and 2 each contains a single storey residential dwelling and onsite wastewater system, 

authorised by BC-1995-1137-0. Small accessory buildings and water tanks are also present on each 

lot.  

 

A sealed driveway on each lot provides access to the garage and parking area.  

 

Each lot is reasonably level, with slight falls to the east. They are largely surrounded by a landscaped 

border, and the proposed boundary between Lots 1 and 2 also follows an existing hedge and 

vegetation. The remainder of the land is generally in lawn with household landscaping.  

 

The onsite wastewater system for each property is described in a soakage report sourced from 

Council’s property file as “two 450mm wide x 450mm deep soakage trenches 20 metres long be 

installed and fed by a 4500 litre septic tank and distribution box”. Refer to Photographs 2 and 3, 

the information shown on the scheme plan, and Figure 4 showing the approximate layout of the 

systems.  

 

 
Photograph 2: Location of septic tank and vent on Lot 1.  
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Photograph 3: Location of water tank, septic tank and vent on Lot 2.  

 
Figure 4: Onsite wastewater layout plan.  

 

3.4 Recorded natural features 

The subject site is within the coastal environment but does not include any areas of high or outstanding 

natural character, or outstanding natural landscapes or features as recorded in the Regional Policy 

Statement for Northland.  
 

There are no recorded ecological features – the site is not located within a kiwi habitat in Far North Maps 

“Species Distribution (DoC)” Map, is not part of a Department of Conservation Protected Natural Area, 

and does not include any recorded wetlands in Northland Regional Council’s biodiversity wetland 

mapping.  
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4. District Plan Assessment 

4.1  Far North District Operative District Plan 

The application site is zoned Coastal Residential and is not subject to any Resource Features. 
The proposal is assessed against the relevant rules of the Operative District Plan as follows.  

 

4.1.1 Coastal Residential Zone 

Rule Discussion Activity Status  

10.8.5.2 Residential 

Intensity 

There is one existing dwelling on each lot.    Permitted  

10.8.5.1.5 Sunlight In terms of the relationship of existing buildings with the proposed new 

boundary between Lots 1 and 2: 

• The existing office on Lot 1 is approximately 1.8m from the new 

boundary, with the site boundary measurement able to be taken from 

the farthest boundary of the adjoining accessway, being 

approximately 6m away. This building will comply.  

• The existing garden shed on Lot 2 is 1.5m from the boundary and is 

less than 3.5m high so will comply.  

Permitted 

10.8.5.1.6 Stormwater 

Management  

Impermeable surfaces remain less than 50% on both lots.  

  

Permitted 

10.8.5.1.7 Setback 

from Boundaries 

No issues in terms of the relationship of existing buildings with the 

proposed new boundary between Lots 1 and 2.   

Permitted  

10.8.5.1.16 Building 

Coverage 

No new buildings or alterations / additions to an existing building are 

proposed.  

Not applicable 

 

4.1.2 Subdivision 

Rule Discussion Activity Status  

13.6.5 Legal Road 

Frontage 

Each lot retains legal frontage to Skudders Beach Road, including via ROW 

A & B and Titoki Place (Lot 8 DP 126741).   

Permitted 

13.7.2.1 Minimum Area 
for Vacant New Lots and 
New Lots Which Already 
Accommodate Structures 

Lots 1 and 2 are unable to comply with the controlled or discretionary 
activity minimum lot size for unsewered sites in the Coastal Residential 
Zone.  

 

Non-complying 

13.7.2.2 Allotment 
Dimensions 
 
 

Each lot includes an allotment dimension of 14m x 14m that does not 
encroach into the permitted activity setbacks for the Coastal Residential Zone 
(3m from the road and 1.2m from other boundaries).  

Controlled 

13.7.3 Controlled (Subdivision) Activities: Other Matters to be Taken into Account 

13.7.3.1 Property Access Refer to Assessment below.  
 

13.7.3.2 Natural and 
Other Hazards 

No adverse effects are anticipated to be generated by the subdivision with 
respect to natural hazards.  

Controlled 

13.7.3.3 Water Supply Existing reticulated water supply connections are in place.  Controlled 

13.7.3.4 Stormwater 
Disposal 

Each lot has existing impermeable surfaces and stormwater management for 
the disposal of collected stormwater from these surfaces.    
No adverse effects on downstream properties or the receiving environment 
will arise, as no additional impermeable areas are proposed.  
As the sites already exist via the current cross lease arrangements, a detailed 
stormwater report is not considered necessary.  

Controlled 

13.7.3.5 Sanitary 
Sewage Disposal 

Each lot has an existing on site wastewater disposal system.  Controlled 

13.7.3.6 Energy Supply Each lot has existing connections.  Controlled  

13.7.3.7 
Telecommunications 

Controlled 
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13.7.3.8 Easements for 
Any Purpose  

Refer to the Memorandum of Easements on the Scheme Plan.    Controlled 

13.7.3.9 Preservation of 
Heritage Resources, 
Vegetation, Fauna and 
Landscape … 

No relevant features on the subject site.  Controlled 

13.7.3.10 Access to 
Reserves and 
Waterways 

Not applicable, as existing public access to the Recreation Reserve Lot 7 DP 
126741 is available via Titoki Place. 

Not applicable 

13.7.3.11 Land Use 
Compatibility 

No issues. Not applicable 

13.7.3.12 Proximity to 
Airports 

Not applicable. Not applicable 

 

4.1.3 Access 

Rule Discussion Activity Status  

15.1.6C.1.1 Private 

Accessway in all Zones, 

15.1.6C.2 Discretionary 

Activities 

The existing private accessway is sufficiently formed to 3m width; 

however, legal width is less than 5m. There is no increase in the number 

of “sites” using this or Titoki Place.    

Discretionary 

15.1.6C.1.6 Vehicle 

Crossing Standards in 

Urban Zones 

No additional vehicle crossings are required.   Not applicable 

15.1.6C.1.7 General 

Access Standards 

No issues caused by proposed subdivision.  Permitted 

15.1.6C.1.8 Frontage to 

Existing Roads 

Skudders Beach Road is considered sufficiently formed     Permitted  

 

4.1.4 Summary of Activity Status under the Far North Operative District Plan  

Overall, the proposal has been assessed as a non-complying activity. The relevant considerations 
specified in Sections 104, 104B, 104D and 106 of the Resource Management Act 1991 are 
addressed in Sections 5 and 6 of this Report.  
 
 

4.2  Far North Proposed District Plan   

Under the Far North Proposed District Plan, the land is zoned Settlement with Coastal Environment 
and Coastal Flood Overlays.  

There are no applicable rules with immediate legal effect under the Proposed District Plan. Relevant 
inoperative rules are assessed below.  

 

4.2.1 Area-Specific Matters –Settlement Zone 

Rule Discussion Compliance  

RSZ-R2 Impermeable 

Surface Coverage 

Less than 35% / 600m² existing or anticipated impermeable surface 

coverage on each lot.  

These rules do 

not have legal 

effect. RSZ-S2 Height in relation 

to boundary 

No issues. 

RSZ-S3 Setback No issues 

RSZ-S6 Outdoor living 

space   

No issues 
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4.2.2 District-Wide Matters – Transport 
Rule Discussion Compliance  

TRAN-R2 Vehicle 

crossings and access, 

including private 

accessways 

No changes to the existing vehicle crossing and private accessway are 

proposed. Less than eight household equivalents are served. Legal and 

carriageway widths are achieved to comply with TRAN-Table 9.  

This rule does 

not have legal 

effect.  

 

4.2.3 District Wide Matters – Subdivision  

Rule Discussion Compliance  

SUB-R3 Subdivision of 

land to create a new 

allotment. 

CON-1 

• Existing connections to reticulated water supply are established. 

• Stormwater management is existing.  

• Existing onsite wastewater disposal systems are established. 

• Power and telecommunications connections are established. 

• Easements in the memorandum to be shown on the survey plan. 

CON-2  

• Controlled / discretionary activity allotment sizes are not achieved. 

• No esplanade reserve requirements.  

These rules do 

not have legal 

effect. 

SUB-R12 Subdivision of 

a site within coastal 

hazard areas 

Restricted Discretionary activity specified – existing building platforms 

and access are outside of the coastal flooding area.  

SUB-R20 Subdivision of 

a site within the Coastal 

Environment. 

Discretionary Activity specified.  

 

4.2.4 Summary of Activity Status under the Far North Proposed District Plan  

There are no relevant rules with legal effect.  
 
 

5. Assessment of Environmental Effects 

Section 104(1)(a) and (ab) require the consent authority, subject to Part 2 of the Act, to have regard to any actual and 
potential effects on the environment of allowing the activity and any measure proposed or agreed to by the applicant for 
the purpose of ensuring positive effects on the environment to offset or compensate for any adverse effects on the 
environment that will or may result from allowing the activity.  

Section 104(2) indicates that a consent authority may disregard an adverse effect of the activity on the environment if a 
national environmental standard of the plan permits an activity with that effect and Section 104(3)(a)(ii) requires a consent 
authority to not, when considering an application, have regard to  any effect on a person who has given written approval 
to the application (unless that person has withdrawn the written approval before the date of a hearing or before the 
application is determined, as set out in 104(4)).  
Clauses 6 and 7 of Schedule 4 of the RMA indicate the information requirements and matters that must be addressed in 
or by an assessment of environmental effects, both of which are subject to the provisions of any policy statement or plan.  

 

5.1 Allotment sizes and dimensions  

The proposed lot sizes and dimensions generally reflect the existing cross lease areas, with minor 

adjustments to account for the division of the private accessway within the existing common area. 

The subdivision design also reflects the established layout of buildings, access, and services, and 

represents a logical and efficient outcome. There will be no change to the existing pattern of physical 

development or access arrangements. 
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5.2 Natural and other hazards 

Proposed Lot 2 is within a coastal flood hazard zone (Zones 0 – 3), which affects the eastern portion 

of the site, to the east of the existing dwelling. Additionally, virtually all of the Lots 1 and 2 are within 

the NRC ‘Blue Zone – Tsunami Evacuation Zone – Tsunami Inundation Zone’.  

No alterations to the existing land use and buildings on either lot are proposed. No adverse effects are 

expected to arise with respect to natural and other hazards as a result of the proposed subdivision.  

 

In terms of section 106(1)(a) of the RMA, the lots are both fully developed and the use of the land 

has been established, and the subdivision will not generate any risk to the application sites or other 

land in terms of natural hazards.  

5.3 Water supply 

The property is within the area of benefit for water reticulation, and each lot has an existing water 

connection. An existing fire hydrant is also located nearby, at the eastern end of Titoki Place. The proposal 

has no new requirements in terms of water supply besides an easement over Lot 1 to cover Lot 2’s water 

supply.  

5.4 Stormwater disposal 

Both lots are fully developed; and the proposal has no impact in terms of stormwater drainage, including 

the quantity or quality of stormwater runoff. The overall proportion of impermeable surfaces is not 

changing and complies with the permitted activity standard of coverage for the Coastal Residential Zone.  

The conversion of the cross lease titles to freehold does not introduce any new impermeable 

surfaces and does not result in increased runoff or any new adverse effects in terms of stormwater 

drainage.  

5.5 Sanitary sewage disposal 

Existing onsite wastewater treatment and disposal systems are described in section 3.3; these 

remain fully within the lot boundaries proposed. The proposal therefore avoids adverse impacts in 

terms of sanitary sewage disposal.  

5.6 Energy and telecommunications supply 

Lots 1 and 2 have existing power and telecommunication supply, with the supply to Lot 2 protected by 

easements ‘A’ and ‘B’. No adverse effect in terms of energy and telecommunications supply will arise.  

5.7 Easements for any purpose 

A memorandum of easements is shown on the scheme plan, comprising easements A & B over Lot 1 for 

right of way the right to drain water, and the right to convey water, electricity and telecommunications, 

and easement D over Lot 2 for the right to drain water to the pond in the south eastern corner of Lot 2.  

5.8 Property Access 

Property access to Lots 1 and 2 from Skudders Beach Road via Titoki Place is established as a 

shared sealed driveway, formed to 3m width. The existing vehicle crossing, private accessway, 

parking and maneuvering arrangements will remain unchanged from the current situation with no 

additional traffic using access or egress into the site. As suitable access is already formed to the 

boundary of each site, it is considered that the proposal avoids adverse effects in this regard.  
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5.9 Earthworks and utilities  

Each lot has existing utility connections, with no further work required to service the lots.  

Earthworks are not required to complete the subdivision.  

5.10 Preservation and enhancement of heritage resources, vegetation, fauna and 
landscape 

The subject land does not contain any known or mapped heritage resources, archaeological sites or sites 

of cultural significance. It is modified through previous land use and building activities. Earthworks are not 

required to complete the subdivision, and no disturbance to any heritage features will result.  

Likewise, the land does not include an areas of significant indigenous vegetation or significant habitats of 

indigenous fauna. The proposed subdivision does not generate any direct or indirect adverse effects on 

flora or habitats.  

The site is part of an established coastal residential area, and is not part of an outstanding landscape or 

area of high or outstanding natural character.  

5.11 Land use incompatibility  

Lots 1 and 2 are developed for residential use, in accordance with the District Plan zoning and the use of 

adjoining properties. The proposal will not result in any adverse effects in relation to land use 

incompatibility or reverse sensitivity.  

5.12 Natural character of the coastal environment  

There will be no change to the natural character of this area of the coastal environment, with each lot 

retaining its existing residential use within an existing coastal settlement.  

 

6. Statutory Assessment  

 

Section 104(1)(b) of the Resource Management Act 1991 requires the consent authority, subject to Part 2 of the Act, to 

have regard to any relevant provisions of a national environmental standard, other regulations, a national policy statement, 

a New Zealand coastal policy statement, a regional policy statement, a plan or proposed plan, and any other matter the 

consent authority considers relevant and reasonably necessary to determine the application. Of relevance to the proposed 

activity are the following documents, which are commented on in the following Sections 6.1 – 6.6 of this Report. This is 

followed by an assessment of Part 2 of the Act.  

 

• Resource Management (National Environmental Standard for Assessing and Managing Contaminants in Soil to 

Protect Human Health) Regulations 2011 

• National Policy Statement for Natural Hazards 2025 

• Regional Policy Statement for Northland  

• Operative Far North District Plan 

• Proposed Far North District Plan 

• Regional Plan for Northland  
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6.1 National Environmental Standards 
 
6.1.1 Resource Management (National Environmental Standard for Assessing and 
Managing Contaminants in Soil to Protect Human Health) Regulations 2011 (“NESCS”) 

 
The subject land is not recorded on the Northland Regional Council Selected Land-use Register as 

a site that has been used for any activity included in the Ministry for the Environment’s Hazardous 

Activities and Industries List.2  

 

Review of historic aerial photography using Retrolens indicates that the land was in pasture as 

farmland between 1965 and 1982. The residential subdivision was completed in the late 1980s.  

 

Therefore, using Method 6(2) of the NES-CS, using the most up-to date information held by Council, 

the subject site is not considered to be a ‘piece of land’ in terms of the above regulations.  

 

 
6.2 National Policy Statements 
 
6.2.1 National Policy Statement for Natural Hazards 2025 “NPS-NH” 
 
Proposed Lot 2 is within a coastal flood hazard zone (Zones 0 – 3), which affects the eastern portion 
of the site, to the east of the existing dwelling.  

Additionally, virtually all of the Lots 1 and 2 are within the NRC ‘Blue Zone – Tsunami Evacuation 
Zone – Tsunami Inundation Zone’.  

Coastal inundation and tsunami are both listed as applicable natural hazards in Section 1.3.1(d) and 
(g) of the NPS-NH.  

The sole objective of the NPS-NH is copied below.  

2.1 Objective 

1. Natural hazard risk to people and property associated with subdivision use and development is managed using 

a risk-based proportionate approach. 

This has been considered using the risk matrix and in response to the policies below.  

Risk Matrix 

When undertaking an assessment of natural hazard risk, the following risk matrix and associated tables must be applied 

to enable assessment of the consequence level and likelihood level and to determine the level of natural hazard risk 

applicable. 

 
2 Northland Regional Council (n.d.): Selected Land-use Register Map. Retrieved 23 April 2026 from 
https://localmaps.nrc.govt.nz/localmapsviewer/?map=65b660a9454142d88f0c77b258a05f21 

https://localmaps.nrc.govt.nz/localmapsviewer/?map=65b660a9454142d88f0c77b258a05f21
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The mapped coastal flood levels are based on the 1-in-50 and 1-in-100 year storm events. 
Therefore, the likelihood of inundation within coastal flood hazard zone 1 (1-in-50 year storm event) 
can be assessed as likely, or unlikely for the remaining coastal flood hazard zones.  

The tsunami evacuation zone is based on an area inundated by a tsunami with a 500 year return 
period. This translates to an ‘unlikely’ likelihood level.   

 

Coastal flood hazard zone 1 affects only the pond at the south eastern corner of Lot 2. The 
consequence of this area becoming inundated are considered ‘negligible’, meaning that there is a 
low level of natural hazard risk. 

For other flood hazards with an ‘unlikely’ level of occurrence, the extent of inundation varies, but 
does not reach the existing building or wastewater field, or the access to the property from Titoki 
Place. Again, the consequence is considered negligible, meaning that there is a low level of natural 
hazard risk. 

The consequence of tsunami inundation (‘unlikely’) is considered to be minor to moderate, 
cumulating in a low to medium level of tsunami risk.  

Part 2: Objective and policies 

2.1 Objective 

2. Natural hazard risk to people and property associated with subdivision use and development is managed using 

a risk-based proportionate approach. 
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This has been considered using the risk matrix and in response to the policies below.  

2.2 Policies 

Policy 1: When considering natural hazard risk associated with subdivision, use or development, the risk level must be 

assessed using the risk matrix. 

Natural hazard risk has been assessed using the risk matrix.  

Policy 2: Natural hazard risk associated with subdivision, use and development must be managed using an approach that 

is proportionate to the level of natural hazard risk. 

Both lots are fully developed residential sites, and in these circumstances, the subdivision does not 
result in any increase in the level of natural hazard risk.  

Policy 3: Where subdivision, use or development is assessed as having very high natural hazard risk, that risk must be 

avoided. 

Not applicable.  

Policy 4: Where subdivision, use or development, including any associated mitigation measures, will create or increase 

significant natural hazard risk on other sites, that risk must be avoided or mitigated using an approach that is proportionate 

to the level of natural hazard risk. 

Not applicable.  

Policy 5: Natural hazard risk assessment and decisions must be based on the best available information and must be 

made even when that information is uncertain or incomplete. 

Most recent natural hazard mapping has been referred to.  

Policy 6: The potential impacts of climate change to at least 100 years into the future must be considered. 

The mapped ‘Coastal Flood Hazard Zone 3’ takes into account a 100 year and rapid sea level rise 
scenario. It has the greatest extent, which remains outside of the existing dwelling and its property 
access.  

6.3 Regional Policy Statement for Northland (“RPS”) 
 
The RPS provides an overview of resource management issues and gives objectives, policies, and 

methods to achieve integrated management of natural and physical resources of the region.  

 

The subject site is in the coastal environment, but does not include any outstanding natural 

landscapes or features and does not include any areas of high or outstanding natural character. The 

relevant policy from the RPS is addressed below. 

 

Policy 5.1.1 – Planned and coordinated development - requires co-ordinated location, design and 

building or subdivision, use and development. Relevant matters are listed under (a), (c), (e), (f), (g) 

and (h). These matters have been considered in preceding sections of this report. In particular, the 

proposed subdivision creates freehold titles for the existing residential dwellings which are served 

with suitable infrastructure. No change of the existing land use will result from the proposal. The site 

is not a primary production zone, does not contain highly versatile soils. The proposal is in 

accordance with this policy.  
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6.4 Objectives and Policies – Far North Operative District Plan  
 
The objectives and policies of the Coastal Environment, Coastal Residential Zone, Subdivision and 

Transportation of the Operative District Plan are relevant to this proposal and are commented on below. 

It is considered that the proposal is consistent with the relevant strategies.  

COASTAL ENVIRONMENT 

10.3 Objectives  

10.3.1 To manage coastal areas in a manner that avoids adverse effects 

from subdivision, use and development. Where it is not practicable to avoid 

adverse effects from subdivision use or development, but it is appropriate 

for the development to proceed, adverse effects of subdivision use or 

development should be remedied or mitigated.  

Adverse effects are generally avoided given 

the existing land use established on each 

lot. 

 

10.3.2 To preserve and, where appropriate in relation to other objectives, to 

restore, rehabilitate protect, or enhance:  

(a) the natural character of the coastline and coastal environment;  

(b) areas of significant indigenous vegetation and significant habitats of 

indigenous fauna;  

(d) the open space and amenity values of the coastal environment;  

(e) water quality and soil conservation (insofar as it is within the jurisdiction 

of the Council) 

The existing level of natural character, open 

space and amenity values will be retained, 

and the proposal has no adverse impacts 

on ecological values, water quality and soil 

conservation.  

10.3.3 To engage effectively with Maori to ensure that their relationship with 

their culture and traditions and taonga is identified, recognised, and provided 

for. 

There are no known or recorded heritage or 

cultural sites within the subject property. No 

land disturbance is proposed. 

10.3.8 To ensure provision of sufficient water storage to meet the needs of 

coastal communities all year round. 

Reticulated water supply is established.  

10.4 Policies 

10.4.1 That the Council only allows appropriate subdivision, use and 

development in the coastal environment. Appropriate subdivision, use and 

development is that where the activity generally:  

(a) recognises and provides for those features and elements that contribute 

to the natural character of an area that may require preservation, restoration 

or enhancement; and  

(b) is in a location and of a scale and design that minimises adverse effects 

on the natural character of the coastal environment; and  

(c) has adequate services provided in a manner that minimises adverse 

effects on the coastal environment and does not adversely affect the safety 

and efficiency of the roading network; and  

(d) avoids, as far as is practicable, adverse effects which are more than 

minor on heritage features, outstanding landscapes, cultural values, 

significant indigenous vegetation and significant habitats of indigenous 

fauna, amenity values of public land and waters and the natural functions 

and systems of the coastal environment; and  

(e) promotes the protection, and where appropriate restoration and 

enhancement, of areas of significant indigenous vegetation and significant 

habitats of indigenous fauna; and  

(f) 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  

(g) where appropriate, provides for and, where possible, enhances public 

access to and along the coastal marine area; and  

(h) gives effect to the New Zealand Coastal Policy Statement and the 

Regional Policy Statement for Northland. 

The proposal is considered to be an 

appropriate subdivision, which does not 

impact natural character, the coastal 

environment, heritage, landscape, cultural 

or ecological features, existing amenity 

values. The proposal has no implications in 

terms of public access or servicing.  
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10.4.2 That sprawling or sporadic subdivision and development in the 

coastal environment be avoided through the consolidation of subdivision 

and development as far as practicable, within or adjoining built up areas, to 

the extent that this is consistent with the other objectives and policies of the 

Plan. 

The developed lots are located within an 

existing settlement and the proposed 

subdivision is neither sprawling nor 

sporadic.  

10.4.9 That development avoids, where practicable, areas where natural 

hazards could adversely affect that development and/or could pose a risk to 

the health and safety of people. 

Part of Lot 2 is subject to potential coastal 

flood hazard, and both lots are within a 

tsunami evacuation zone. The residential 

buildings and activities are already 

established, and the proposed subdivision 

will not generate any increased risk to the 

health and safety of people.  

10.4.10 To take into account the need for a year-round water supply, 

whether this involves reticulation or on-site storage, when considering 

applications for subdivision, use and development. 

Water supply is available from Council’s 

reticulated system.  

10.4.11 To promote land use practices that minimise erosion and sediment 

run-off, and storm water and waste water from catchments that have the 

potential to enter the coastal marine area. 

No earthworks are required.  

10.4.12 That the adverse effects of development on the natural character 

and amenity values of the coastal environment will be minimised through:  

(a) the siting of buildings relative to the skyline, ridges, headlands and 

natural features;  

(b) the number of buildings and intensity of development;  

(c) the colour and reflectivity of buildings;  

(d) the landscaping (including planting) of the site;  

(e) the location and design of vehicle access, manoeuvring and parking 

areas 

Both lots are fully developed. No restrictions 

are necessary.   

COASTAL RESIDENTIAL ZONE 

10.8.3 Objectives 

10.8.3.1 To enable the development of residential activity in and around 

existing coastal settlements 

The lots are within an existing coastal 

settlement.  

10.8.3.2 To protect the coastline from inappropriate subdivision, use and 

development. 

As the proposal is simply for a change in 

ownership type, it is not considered to be an 

inappropriate subdivision.  

10.8.4 Policies 

10.8.4.3 That residential activities have sufficient land associated with each 

household unit to provide for outdoor space and sewage disposal. 

Each lot retains ample private outdoor area. 

There are existing onsite wastewater 

arrangements.  

10.8.4.4 That the portion of a site covered in buildings and other 

impermeable surfaces be limited to enable open space and landscaping 

around buildings and avoid or mitigate the effects of stormwater runoff on 

receiving environment. 

No additional impermeable surface 

coverage is proposed.  

10.8.4.5 That provision be made for ensuring sites have adequate access 

to sunlight and daylight. 

The proposed lots maintain adequate 

access to sunlight and daylight, with there 

being no implications for access to sunlight 

and daylight in terms of the proposed 

subdivision.  

SUBDIVISION 

13.3 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 

The subdivision creates freehold titles 

consistent with the current established 

residential use of the site.  
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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. 

The proposed subdivision avoids actual 

and potential adverse effects.  

13.4 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 

The proposal has no implications in terms 

of the listed values.  

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

and location of any subdivision. 

The change in ownership arrangements as 

proposed has no implications in terms of 

natural or other hazards.  

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. 

Existing property access is established, 

with no further works required.  

13.4.14 That the objectives and policies of the applicable environment and 

zone and relevant parts of Part 3 of the Plan will be taken into account when 

considering the intensity, design and layout of any subdivision. 

Refer to the assessment above.  

TRANSPORTATION 

15.1.3 OBJECTIVES  

15.1.3.1 To minimise the adverse effects of traffic on the natural and 

physical environment. 

 

The proposal will not generate any 

additional traffic. Existing access 

arrangements provide an adequate level of 

service for the existing residential activities.    

15.1.4 POLICIES  

15.1.4.1 That the traffic effects of activities be evaluated in making decisions 

on resource consent applications.  

 

The proposal will not generate any traffic 

effects.   

15.1.4.6 That the number, size, gradient and placement of vehicle access 

points be regulated to assist traffic safety and control, taking into 

consideration the requirements of both the New Zealand Transport Agency 

and the Far North District Council. 

 

The lots use an existing vehicle access 

point.    

 
6.5 Objectives and Policies - Far North Proposed District Plan  
 
Relevant objectives and policies set out under the chapters ‘Settlement Zone’. ‘Coastal 

Environment’, ‘Natural Hazards’ and ‘Subdivision’ are commented on below, and it is concluded that 

the proposal will be consistent with the relevant strategies.  

COASTAL ENVIRONMENT 

Objectives  
CE-O2 and 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; 

The proposed subdivision preserves the 
current level of natural character.  
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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.   

CE-O3 Land use and subdivision in the coastal environment within urban 
zones is of a scale that is consistent with existing built development. 

There is no change to the scale of existing 
built development as a result of the 
subdivision.  

Policies 
CE-P3 Avoid significant adverse effects and avoid, remedy or mitigate other 
adverse effects of land use and subdivision on the characteristics and 
qualities of the coastal environment not identified as: 
a. outstanding natural character; 
b. ONL; 
c. ONF. 

The proposal does not generate any 
significant or other adverse effects on the 
characteristics and qualities of the coastal 
environment.  

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

and rural settlements; and 
b. avoiding sprawl or sporadic patterns of development. 

The proposal meets this policy, as it is 
neither sprawling nor sporadic.  

CE-P5 Enable land use and subdivision in urban zones within the coastal 
environment where: 
a. there is adequacy and capacity of available or programmed 

development infrastructure; and 
b. the use is consistent with, and does not compromise the characteristics 

and qualities. 

Existing infrastructure is provided to both 
lots.   

CE-P10 Manage land use and subdivision to preserve and protect the 
natural character of the coastal environment, and 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 presence or absence of buildings, structures or infrastructure; 
b. the temporary or permanent nature of any adverse effects; 
c. the location, scale and design of any proposed development; 
d. any means of integrating the building, structure or activity; 
e. the ability of the environment to absorb change; 
f. the need for and location of earthworks or vegetation clearance; 
g. the operational or functional need of any regionally significant 

infrastructure to be sited in the particular location;  
h. any viable alternative locations for the activity or development; 
i. any historical, spiritual or cultural association held by tangata whenua, 

with regard to the matters set out in Policy TW-P6; 
j. the likelihood of the activity exacerbating natural hazards; 
k. the opportunity to enhance public access and recreation; 
l. the ability to improve the overall quality of coastal waters; and  

m. any positive contribution the development has on the 
characteristics and qualities. 

The proposal is based on the existing 
arrangement of buildings and infrastructure 
on the lots. No effects in relation to the listed 
matters and features are anticipated.   

SETTLEMENT ZONE 

Objectives 
RSZ-O2 Land use and subdivision is of a scale  and intensity that is in 
keeping with the rural or coastal character and amenity of each 
settlement. 

The subdivision layout relates to an existing 
spatial layout of residential development on 
each lot, and will not affect character or 
amenity values of the existing environment.  

RSZ-O3 Landuse and subdivision in the Settlement zone is 
appropriate for the physical and environmental attributes of the site 
and any infrastructure constraints.     

Each lot has existing physical development 
and infrastructure servicing.  

Policies 
RSZ-P2 Require land use and subdivision in the Settlement zone 
associated with non-residential activities to demonstrate the ability to 
provide for onsite infrastructure unless a reticulated service is 
available. 

Existing infrastructure is in place for both 
lots.   
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RSZ-P5 Manage land use and 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 scale, character and amenity of the settlement, in 

particular impacts on existing residential activities; 
b. siting and design; 
c. cultural and social well-being, including health and safety; 
d. potential reverse sensitivity effects both within the settlement 

and on adjacent zones; 
e. its location within or adjoining to the settlement; and 
f. the vitality and viability of nearby urban environments.  
g. the capacity of the site to cater for on-

site infrastructure associated with the proposed activity; 
h. the adequacy of roading infrastructure to service the proposed 

activity; 
i. managing natural hazards;  
j. any adverse effects on areas with historic heritage and cultural 

values, natural features and landscapes, natural character or 
indigenous biodiversity values; and  

k. any historical, spiritual, or cultural association held by tangata 
whenua, with regard to the matters set out in Policy TW-P6. 

The subdivision converts the tenure of the 
land to freehold. The potential adverse 
effects of the activity are therefore 
considered to be nil.    

NATURAL HAZARDS 

OBJECTIVES 
NH-O1 The risks from natural hazards to people, infrastructure and property 
are managed, including taking into account the likely long-term effects of 
climate change, to ensure the health, safety and resilience of communities.   

The proposed conversion to freehold titles 
does not generate or increase any natural 
hazard risk.  

NH-O2 Land use and subdivision does not increase the risk from natural 
hazards or risks are mitigated, and existing risks are reduced where there 
are practicable opportunities to do so.   

The proposed conversion to freehold titles 
does not generate or increase any natural 
hazard risk. 

POLICIES 
NH-P2 Manage land use and subdivision so that natural hazard risk is not 
increased or is mitigated, giving consideration to the following: 
a. the nature, frequency and scale of the natural hazard; 
b. not increasing natural hazard risk to other people, property, 

infrastructure and the environment beyond the site; 
c. the location of building platforms and vehicle access; 
d. the use of the site, including by vulnerable activities; 
e. the location and types of buildings or structures, their design to mitigate 

the effects and risks of natural hazards, and the ability to adapt to long 
term changes in natural hazards; 

f. earthworks, including excavation and fill; 
g. location and design of infrastructure; 
h. activities that involve the use and storage of hazardous substances; 
i. aligning with emergency management approaches and requirements; 
j. whether mitigation results in transference of natural hazard risk to other 

locations or exacerbates the natural hazard; and  
k. reduction of risk relating to existing activities. 

The proposed conversion to freehold titles 
does not generate or increase any natural 
hazard risk. 

NH-P7 Manage new land use and subdivision in coastal hazard areas so 
that: 
a. new subdivision avoids locating building platforms within High Risk 

Coastal Hazard areas and building platforms should be located outside 
other coastal hazard areas where alternative locations are available 
and it is practicable to do so; 

b. new buildings containing vulnerable activities are not located within 
High Risk Coastal Hazard areas unless: 

i. there is no other suitable location available on the existing site; 
ii. hazard risks can be mitigated without the need for hard protection 

structures. 
d.   hazard risk is not transferred to, or increased on, other properties; 
f.   safe vehicle access within the site is provided; and 
g.   services are located and designed to minimise the risk of natural 

hazards. 

 Each lot has an established residential use, 
with residential dwellings and their access 
located outside of the coastal flooding area.  

SUBDIVISION  
SUB-O1 Subdivision results in the efficient use of land, which: The established built form, scale of 

development, site coverage, and residential 

https://farnorth.isoplan.co.nz/eplan/rules/0/124/0/0/0/81
https://farnorth.isoplan.co.nz/eplan/rules/0/124/0/0/0/81
https://farnorth.isoplan.co.nz/eplan/rules/0/124/0/0/0/81
https://farnorth.isoplan.co.nz/eplan/rules/0/124/0/0/0/81
https://farnorth.isoplan.co.nz/eplan/rules/0/124/0/0/0/81
https://farnorth.isoplan.co.nz/eplan/rules/0/124/0/0/0/81
https://farnorth.isoplan.co.nz/eplan/rules/0/124/0/0/0/81
https://farnorth.isoplan.co.nz/eplan/rules/0/124/0/0/0/81
https://farnorth.isoplan.co.nz/eplan/rules/0/124/0/0/0/81
https://farnorth.isoplan.co.nz/eplan/rules/0/124/0/0/0/81
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a. achieves the objectives of each relevant zone, overlays and district 
wide provisions; 

b. contributes to the 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 mitigated and 

existing risks reduced; and 
f. manages adverse effects on the environment.   

use of the lots will remain unchanged. The 
proposal is therefore considered to be an 
efficient land use. 
 

POLICIES 
SUB-P3 Provide for subdivision where it results in allotments that: 
a. are consistent with the purpose, characteristics and qualities of the 

zone;  
b. comply with the minimum allotment sizes for each zone; 
c. have an adequate size and appropriate shape to contain a building 

platform; and  
d. have legal and physical access. 

The lots are similar to the existing covenant 
/ exclusive use boundaries of the cross 
lease titles. The proposal remains 
consistent with the purpose and 
characteristics of the zone, with sufficient 
area, dimension and legal and physical 
access.  

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. 

Refer to the assessment above.  

 

 
6.6 Regional Plans 
 

6.6.1 Regional Plan for Northland  

No consents are necessary for the proposed activity under the Regional Plan for Northland.  

 

 

6.7 Part 2 of the Resource Management Act 1991 
 
An assessment of the proposal in relation to the relevant purpose and principles of Part 2 of the 
Resource Management Act 1991 is given below.  
 
PART 2  PURPOSE AND PRINCIPLES 
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 
wellbeing 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.  

 
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: 
 
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- 
 (b) The efficient use and development of natural and physical resources; 
(c)     The maintenance and enhancement of amenity values;  
(f)      Maintenance and enhancement of the quality of the environment; 
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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 proposed subdivision is considered to represent sustainable management of natural and 

physical resources as it converts the tenure of the land from cross lease to freehold, to achieve a 

preferable ownership type.  No land alteration or disturbance is required. The life supporting capacity 

of soil, ecosystems and water quality can be safeguarded.  

There are no implications in terms of matters of national importance – the natural character of this 

existing coastal residential area will not change. The relevant matters listed under Section 7 have 

been given regard and the proposal will not detract from existing amenity values in this residential 

area or the quality of the environment. The proposal has no known implications in terms of the Treaty 

of Waitangi.  

The proposal is considered to be consistent with the purpose and principles of the Resource 

Management Act 1991. 

 

 

7. Consultation & Notification Assessment  

 
7.1 Public Notification 
 
Step 1: Public notification is not required in terms of the criteria listed in 95A(3).  

Step 2: Public notification is not precluded in terms of 95A(5).   

Step 3: There are no relevant rules that require public notification. Section 95A(8)(b) requires 

Council to assess, in accordance with section 95D, whether the activity will have or is likely to have 

adverse effects on the environment that are more than minor.  Section 95D directs Council, among 

other things, to disregard any effects on persons who own or occupy the application site and any 

adjacent land; and allows adverse effects of activities permitted by a rule or national environmental 

standard to be disregarded. As outlined in Section 5 of this report, it is submitted that the potential 

adverse effects of the proposal will not be more than minor. The application can therefore proceed 

without being publicly notified.  

Step 4: No special circumstances are considered to exist that warrant the application being publicly 

notified in terms of 95A(9).  

7.2 Limited Notification  
 
Step 1: There are no affected customary rights groups in terms of Section 95B(2)(a). The proposed 

activity is not on or adjacent to, or may affect, land that is the subject of a statutory acknowledgement in 

terms of Section 95B(3)(a). 

Step 2: Limited notification is not precluded in terms of Section 95B(6).  
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RECORD OF TITLE 
UNDER LAND TRANSFER ACT 2017 

CROSS LEASE
Guaranteed Search Copy issued under Section 60 of the Land

Transfer Act 2017

 Identifier NA105A/302
 Land Registration District North Auckland
 Date Issued 04 July 1996

Prior References
NA97D/43

 Estate Fee Simple - 1/2 share
 Area 2838 square metres more or less
 Legal Description Lot    2 Deposited Plan 162040

Registered Owners
Nicola  Frances Lawty

  Estate Leasehold  Instrument L D016078.4
 

 
Term 999       years commencing on the 2nd July

1996
 Legal Description Flat    1 Deposited Plan 171848

Registered Owners
Nicola  Frances Lawty

 Estate Fee Simple - 1/12 share
 Area 1967 square metres more or less
 Legal Description Lot    8 Deposited Plan 126741

Registered Owners
Nicola  Frances Lawty

Interests

Subject          to Section 241(2) Resource Management Act 1991 (Affects Fee Simple)
Subject                     to a right of way over part marked A on DP 126741 specified in Easement Certificate B415820.4 (affects Lot 8 DP
    126741) (Affects Fee Simple)
The                easements created by Transfer C002163.4 are subject to Section 309 (1) (a) Local Government Act 1974
Subject                         to a right of way (in gross) over part marked A and D on DP 126741 in favour of Bay of Islands County Council

                created by Transfer C002163.4 - 9.6.1989 at 2.55 pm (affects Lot 8 DP 126741) (Affects Fee Simple)
C002163.8               Encumbrance to Bay of Islands County Council - 9.6.1989 at 2:55 pm (Affects Fee Simple)
C521045.3                 Variation of the conditions of the easement specified in easement certificate B415820.4 created by - 28.9.1993

     at 2.39 pm (Affects Fee Simple)
C813863.3                  Certificate pursuant to Section 321(3) (c) Local Government Act 1974 - 22.2.1995 at 2.24 pm (Affects Fee
Simple)
Appurtenant                 hereto is a right of way and electricity, water supply and telecommunications rights created by Transfer

             C813863.6 - 22.2.1995 at 2.24 pm (affects Lot 1 DP 162040) (Affects Fee Simple)
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The               easements created by Transfer C813863.6 are subject to Section 243 (a) Resource Management Act 1991
D016078.2                  Certificate pursuant to Section 321(3) (c) Local Government Act 1974 - 4.7.1996 at 1.21 pm (Affects Fee
Simple)
Subject                       to an electricity right over parts marked C and D on DP 171848 created by Transfer D016078.3 - 4.7.1996 at 1:21

   pm (Affects Fee Simple)
D016078.4                   Lease of Flat 1 DP 171848 Term 999 years commencing on the 2nd July 1996 Composite CT NA105A/302

        issued - 4.7.1996 at 1.21 pm (Affects Fee Simple)
Land            Covenant in Lease D016078.4 - 4.7.1996 at 1.21 pm (Affects Fee Simple)
D016078.5                Lease of Flat 2 Composite CT NA105A/302 issued - 4.7.1996 at 1.21 pm (Affects Fee Simple)
Land            Covenant in Lease D016078.5 - 4.7.1996 at 1.21 pm (Affects Fee Simple)
7898779.2               Compensation Certificate pursuant to Section 19 Public Works Act 1981 - 6.8.2008 at 9:00 am
11977380.3           Mortgage to Westpac New Zealand Limited - 11.2.2021 at 1:08 pm
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RECORD OF TITLE 
UNDER LAND TRANSFER ACT 2017 

CROSS LEASE
Search Copy

 Identifier NA105A/303
 Land Registration District North Auckland
 Date Issued 04 July 1996

Prior References
NA97D/43

 Estate Fee Simple - 1/2 share
 Area 2838 square metres more or less
 Legal Description Lot    2 Deposited Plan 162040

Registered Owners
Charles      William Dundas and Juliet Elise Dundas

  Estate Leasehold  Instrument L D016078.5
 

 
Term 999       years commencing on the 2nd July

1996
 Legal Description Flat    2 Deposited Plan 171848

Registered Owners
Charles      William Dundas and Juliet Elise Dundas

 Estate Fee Simple - 1/12 share
 Area 1967 square metres more or less
 Legal Description Lot    8 Deposited Plan 126741

Registered Owners
Charles      William Dundas and Juliet Elise Dundas

Interests

Subject          to Section 241(2) Resource Management Act 1991 (Affects Fee Simple)
Subject                     to a right of way over part marked A on DP 126741specified in Easement Certificate B415820.4 (affects Lot 8 DP

   126741) (Affects Fee Simple)
The                easements created by Transfer C002163.4 are subject to Section 309 (1) (a) Local Government Act 1974
Subject                         to a right of way (in gross) over parts marked A and D on DP 126741 in favour of Bay of Islands County Council

                created by Transfer C002163.4 - 9.6.1989 at 2.55 pm (affects Lot 8 DP 126741) (Affects Fee Simple)
C002163.8               Encumbrance to Bay of Islands County Council - 9.6.1989 at 2:55 pm (Affects Fee Simple)
C521045.3                   Variation of the conditions of the easement specified in B415820.4 created by - 28.9.1993 at 2.39 pm (Affects

 Fee Simple)
C813863.3                   Certificate pursuant to Section 321(3) (c) Local Government Act 1974 - 22.2.1995 at 2.24 pm (Affects Fee
Simple)
Appurtenant                 hereto is a right of way and electricity, water supply and telecommunications rights created by Transfer

        C813863.6 - 22.2.1995 at 2.24 pm (Affects Fee Simple)
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The               easements created by Transfer C813863.6 are subject to Section 243 (a) Resource Management Act 1991
D016078.2                  Certificate pursuant to Section 321(3) (c) Local Government Act 1974 - 4.7.1996 at 1.21 pm (Affects Fee
Simple)
Subject                       to an electricity right over parts marked C and D on DP 171848 created by Transfer D016078.3 - 4.7.1996 at 1:21

   pm (Affects Fee Simple)
D016078.4                Lease of Flat 1 Composite CT NA105A/302 issued - 4.7.1996 at 1.21 pm (Affects Fee Simple)
Land            Covenant in Lease D016078.4 - 4.7.1996 at 1.21 pm (Affects Fee Simple)
Land            Covenant in Lease D016078.5 - 4.7.1996 at 1.21 pm (Affects Fee Simple)
D016078.5                   Lease of Flat 2 DP 171848 Term 999 years commencing on the 2nd July 1996 Composite CT NA105A/303

        issued - 4.7.1996 at 1.21 pm (Affects Fee Simple)
7898779.5               Compensation Certificate pursuant to Section 19 Public Works Act 1981 - 6.8.2008 at 9:00 am
13190511.3          Mortgage to ASB Bank Limited - 16.1.2025 at 12:28 pm
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THIS DRAWING AND DESIGN REMAINS THE
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NOT BE REPRODUCED WITHOUT THE WRITTEN
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AREAS AND MEASUREMENTS SUBJECT TO FINAL SURVEY
This plan and accompanying report(s) have been prepared for the purpose of
obtaining a Resource Consent only and for no other purpose. Use of this plan
and/or information on it for any other purpose is at the user's risk.

Registered Land Surveyors, Planners &
Land Development Consultants
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Proposed Subdivision of Lot 2 DP 162040

Shown        Purpose                               Burdened        Benefited
Land

Right of Way
Right to Drain Water
Right to Convey Water
Right to Convey Electricity
& Telecommunications

A & B

LOT 1
HEREON

LOT 2
HEREON

Memorandum of Proposed Easements

IMPERMEABLE SURFACE AREAS

W & K

Prepared for: N F Lawty & C W & J E Dundas

plinth

Drive

Drive

Lot 2
Total Area - 1550m² + 163m²
(1/12 share in Lot 8 DP 126741)
=1713m²
Impearmeable surfaces
House 226m²
Drive  189m²
Shed    11m²
Share in access lot 1/12 x 598m²
Access = 49m²

Total impermeable = 475m² or 28%

Lot 1
Total Area - 1288m² + 163m²
(1/12 share in Lot 8 DP 126741)
=1451m²
Impearmeable surfaces
House 192m²
Drive 171m²
Office 17m²
Shed   7m²
Share in access lot 1/12 x 598m²
Access = 49m²

Total impermeable = 436m² or 30%

Shown               Purpose                      Burdened               Created by
Land

Electricity Right

C

A
A & C

LOT 1
HEREON

T. D016078.3

Schedule of Existing Easements

D

Right to Drain WaterD

LOT 2
HEREON

LOT 1
HEREON

AMALGAMATION CONDITION
That Lot 8 DP 126741 (Legal Access) be held as to
two undivided one-twelfth shares by the owners of
Lots 1 & 2 hereon as tenants in common in the said
shares and that individual certificates of title be issued
in accordance therewith.
SEE:
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