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DETAILS OF APPLICATION 
 

Application Type(s) applying for: (please tick one) 

Land use consent 

Subdivision consent 

Change/Cancelation of consent or consent notice conditions 

Extension of lapse period of consent (time extension) s125 

Certificate of compliance 

Existing use certificate 

Description of proposal: 

 
 
 

 
 

 
 

No additional resource consents are needed for the proposed activity. 

Or 

The following additional resource consents are needed for the proposed activity. (give details) 

They have / have not been applied for: (please highlight) 
 
 

 
 

 
 

 
 

Under section 87AAC a controlled activity or deemed permitted boundary activity may be eligible for 

fast-track processing. Please select one: 

I opt out / I do not opt out of the fast-track consent process. 
 
 

PAYMENT DETAILS 
 

I confirm amount and date paid: 

Reference used  (if applicable): 

Bank Transfer to 020916 0081744 00 (BNZ Alexandra Branch). Please reference: “RC APP” 

and the applicant’s surname in the payment details eg, RC APP SMITH 

Manual payment (can only be made once application lodged and RC reference number issued) 
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APPLICATION CHECKLIST 
 

 
The following is attached to this application: 
(please tick boxes as appropriate) 

*Non-refundable application fee of the prescribed amount (an additional charge may also be 

payable where the initial application fee is inadequate to recover Council costs). 

Assessment of the Effects on the Environment (AEE). 

*Copy of current Certificate of Title. 

*A location plan. 

*A site plan which shows the location of any buildings, driveways, parking areas or other 

significant features in relation to site boundaries. (Please ensure the paper size is either A4 or 

A3.) 

A building plan including the floor plan of the proposed building and elevations (if appropriate). 

(Please ensure the paper size is either A4 or A3.) 

Photographs of the site and of any important features relative to the application. 

Any other information required by the District Plan or Act or regulations to be included. 

*Items with a star are required for all consent applications. 
 
 

Full details relating to the contents of applications are contained in the checklists and guidance notes 

available on Councils website www.codc.govt.nz or from any Council office. 

 
 

Note to applicant: 
You may apply for two or more resource consents that are needed for the same activity on the same 

form. 

 
You must pay the charge payable to the consent authority for the resource consent application under 

the Resource Management Act 1991 (if any). 

http://www.codc.govt.nz/
x

x

x

x

x
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I/We attach, in accordance with the Fourth Schedule of the Resource Management Act 1991, an 

assessment of environmental effects in the detail that corresponds with the scale and significance of 

the effects that the proposed activity may have on the environment. 

 
I/We attach any information required to be included in this application by the district plan, the regional 

plan, the Resource Management Act 1991, or any regulations made under the Act. 
(List all documents that you are attaching) 

 
 

 
 

 
 

 
 

 
 
 

Subdivision consent requirements 
As/if this is an application for a subdivision consent, I/We attach information that is sufficient to 

adequately define: (delete if this is not an application for a subdivision consent) 

 
(a) The position of all new boundaries; and 

(b) the areas of all new allotments; and (delete if 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; and 

(d) the locations and areas of any existing esplanade reserves, esplanade strips, and access strips; 

and 

(e) the locations and areas of land below mean high water springs of the sea, or of any part of the 

bed of a river or lake, to be vested in the Crown or local authority under section 237A of the 

Resource Management Act 1991; and 

(f) the locations and area of land to be set aside as new roads. 

As this is an application for a resource consent for reclamation, I/We attach information to show 

the area proposed to be reclaimed, including its location, the position of all new boundaries, and 

the portion of that area (if any) to be set apart as an esplanade reserve or esplanade strip. (delete 

if this is not an application for a resource consent for reclamation) 

 
 
 
 
 
 
 
 

Signature Date 
(to be signed by applicant or person authorised to sign on behalf of applicant) 

Electronically Signed: Jake Woodward  08/08/23
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1 THE APPLICANT AND PROPERTY DETAILS 

 

Client Jillian Ruth Sullivan and Gypsy Trustees 
Limited 

Address for service JPW Consulting Limited 
Jake Woodward 
jake@jakewoodward.co.nz 
022 315 8370 

Property Address 3381 Ida Valley-Omakau Road, Oturehua 

Project Description Subdivision and land use consent to 
undertake a two-lot subdivision resulting in 
one new residential allotment and 
associated Residential Building Platform. 

Our Reference JW22015 

Date 14 February 2023 

Version 3 (4 August 2023) 

 

© JPW Consulting Limited 

This document and its contents are the property of JPW Consulting Limited. Any unauthorised 

employment or reproduction of this document, either in full or in part without the prior consent 

of JPW Consulting Limited is strictly prohibited. 

  

mailto:jake@jakewoodward.co.nz
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2 EXECUTIVE SUMMARY 

 

Resource consent is sought to undertake a two-lot subdivision of the property at 3381 Ida 

Valley-Omakau Road, Oturehua. Land use consent is also sought to establish a residential 

building platform on the proposed new vacant allotment. Consent is also required under the 

provision of the National Environmental Standard for Freshwater for earthworks within 10 

metres of a wetland.  

The proposal requires consideration as a non-complying activity under the provisions of the 

Central Otago District Plan for subdivision in the Rural Resource Area that does not comply 

with the minimum or average allotment regime.  

Despite the zone of the site being Rural Resource Area, the site sits within the clearly 

defined limits of the Oturehua township. The proposed allotments and associated design 

controls are considered to result in an outcome that ensures the subdivision remains 

sympathetic to the receiving environment while appearing as a logical insertion to the town. 

The proposal does not detract from rural amenity noting that the site lacks many of these 

values given its inherent location within the urban limits of Oturehua. The site does not lend 

itself to legitimate rural production other than hobbyists or lifestyle purposes, as is the case 

now. The proposal therefore represents a logical use of the land resource while maintaining 

the quality of the environment. 

Equally, no person is considered to be adversely affected by the subdivision and 

domestication of the site. Despite the zone, the provision of residential activities represents 

the most logical and sustainable use of the site through ‘infilling’ activities within the confines 

of the township. The proposal will represent an inevitable change to the character of the site, 

but such a change is not considered adverse. Accordingly, effects are considered to be less 

than minor on adjoining and adjacent properties.  

The site will be suitably serviced for all necessary infrastructure as required. 

Consideration has been had to an existing flood plain which the proposed development will 

remain unaffected.  

Standard conditions of consent for servicing are promoted which will ensure each allotment 

is suitably serviced prior to the issue of Titles. 

Overall, the proposal is considered to generate no more than minor adverse effects on the 

environment.  

A thorough evaluation of applicable policies is provided in this AEE. The proposal is 

considered to be consistent with the relevant objectives and policies of the Central Otago 

District Plan and the various Otago Regional Policy Statements and National Policy 

Statements.  

The proposal is considered to promote Part 2 of the Resource Management Act 1991.  
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3 SITE DESCRIPTION 

 

3.1 SITE DESCRIPTION 

The site subject to this application is located at 3381 Ida Valley-Omakau Road, Oturehua 

and is legally described as Lot 6 DP 435809 as held in Record of Tile 533673. A copy of the 

Title is attached in Appendix [A]. 

The site has an area of 8.095 hectares and represents a large portion of land that separates 

the Oturehua Township from the Ida Burn (river) to the west.  

As illustrated in Figure 1 below, the site is irregular in shape and is predominantly flat. 

Vegetation cover is limited to pasture with the exception of the willows forming the river 

margins to the west and conifers to the north. The applicant resides on the site in a small 

cottage located to the immediate west of 3371 Ida Valley-Omakau Road.  

The site is fenced into a series of paddocks including one large paddock fencing off the Ida 

Burn for protection of the river margins (refer to Figure 1 below). Several other paddocks 

have been fenced to protect a series of springs/ponds located throughout the site which are 

progressively being planted with natives. The applicant seeks additional funding to be able to 

fence off more of the property and plant wetlands.  

The applicant runs three cows and seven sheep on the remainder of the property for the 

purposes of keeping the grass down. Periodically, the site is mown for hay which is used to 

feed the stock during winter. 

There is a small depression in the landform, defined as a natural inland wetland, located in 

the easternmost corner of the site. 

The entire western boundary is bordered by the Ida Burn and is predominantly characterised 

by Willows. The eastern boundary is bound by residential properties that adjoins the main 

road into Oturehua. The site has a 160 metre (approximately) frontage to the road between 

3377 Ida Valley-Omakau Road and 3407 Ida Valley-Omakau Road. A pedestrian footpath 

has recently been constructed between the Domain and the wider township. The northern 

boundary is that of the Oturehua Domain (3407 Ida Valley-Omakau Road). 
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Figure 1: Site location. Green areas illustrates approximate extent of fenced area excluding stock access to 
riparian margins (Image Source: CODC GIS). 

3.2 SURROUNDING ENVIRONMENT 

The general receiving environment is characterised by that of the Oturehua township.  

The site sits firmly within the north-south limits of the Oturehua Township with the northern 

extent defined by the intersection of Hills Creek Road and the State Highway. The 

“Oturehua” road sign with the 70km posted speed limit sits just to the north of the Hills Creek 

Road intersection, signalling the start of the town itself. 

Between Hills Creek Road and the subject site is that of Oturehua Domain/Cricket Club 

consisting of 2.7 hectares of open recreational land and associated tennis court and club 

rooms. A conifer shelterbelt forms the boundary between the two sites. The Domain is 

designated under the Central Otago District Plan1 as being for “Recreational Purposes”. 

To the northwest (opposite the Domain) are three residential sections adjoining the road, 

each consisting of approximately 2,900m2 of land. The Oturehua Presbyterian Church sits 

just to the north of these properties at 3416 Ida Valley-Omakau Road.  

 

1 Designation D184. 
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The community swimming pool is also located adjacent to the Church at 3408 Ida Valley-

Omakau Road. The swimming pool is due to re-open for the 2023/2024 summer season.  

Within the township itself, the character is defined by a variety of small residential section 

sizes, ranging from 800m2 to 2,000m2 in area. Dwellings are typically defined as detached 

and single storey. The Oturehua Township is zoned Rural Settlement Resource Area under 

the District Plan.   

The southern end of town (also within the Rural Settlement Resource Area) is defined by 

rural service activities which caters for the surrounding rural landholdings, including stock 

yards and fertiliser yard.  

The Otago Rail Trail sits on the eastern side of the township in a north-south direction and 

forms the eastern extent of the town.  

Beyond the limits of the Oturehua Township, land use is predominantly that of farms and 

large rural landholdings.    

4 RESOURCE MANAGEMENT BACKGROUND 

 

4.1 RESOURCE CONSENT HISTORY 

RC070334 

The site is understood to have resulted from an earlier subdivision application, referenced as 

RC070334 and approved on 23 November 2007. The proposal was to subdivide what was 

then Part Section 93 Block I Blackstone Survey District (OT 11C/1112) to create Lots 1 — 6 

having areas of 1415m2, 1000m2, 1000m2, 1000m2, 1000m2 and 8.2365 hectares (balance 

lot) respectively. The smaller 1,000m2 sections are those that characterises the western side 

of the State Highway today (3373, 3375, 3377 and 3379 Ida Valley-Omakau Road).  

RC110261 

The existing dwelling was established under resource consent RC110261. 

RC220208 

An application to subdivide the site into four allotments was initially filed on 13 June 2022. 

However, as a result of further investigations into the status of land in terms of wetlands, the 

proposal has since been amended to that of a two-lot proposal as detailed herein. 

5 PROPOSAL 

5.1 OVERALL SCHEME 

The proposal involves subdividing the subject site into two allotments, providing for one 

additional residential allotment.   
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A Scheme Plan detailing the extent of the proposed subdivision prepared by SurveyWorx Ltd 

is attached in Appendix [B]. An extract of the proposed subdivision layout is as per the 

following figure: 

 

Figure 2: Extract of proposed scheme plan (Source: SurveyWorx). 

The proposal will result in allotment sizes as follows: 

 
Lot 

 
Lot Area  

 
Residential Building Platform 
Area 
 

1 0.678 ha (6,780m2) 476m2 

2 7.398 ha None proposed as dwelling is 
existing. 

 

The subdivision results in an average of 4.038 hectares across the subdivision.   

Given the intended purposes of Lot 1 for residential activities, it is proposed to establish a 

Residential Building Platform (RBP) so to provide reassurance to future Lot owners of their 

ability to construct a dwelling (as a controlled activity consent). The RBP is setback 10 

metres from all boundaries and wetland.  
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For the avoidance of doubt, future residential dwellings that are constructed within the RBP 

will still require, at a minimum a Controlled Activity consent pursuant to Rule 4.7.2(i) of the 

Central Otago District Plan or unless the underlying Zone is updated (by way of plan change 

or District Plan review) in which future residential use will become permitted.  

The applicant proposes to impose the following design controls on proposed Lot 12 to be 

registered as a consent notice on the subsequent Titles: 

• All buildings shall be confined to the Residential Building Platform; 

• All buildings (dwellings and sheds) shall be single storey only and no greater than 7.0 

metres in height; and 

• All buildings shall consist of exterior colours with a Light Reflectance Value no 

greater than 36%. 

No restriction is promoted in terms of building coverage given the size of buildings will be 

largely dictated by the provision of services (onsite wastewater) and the extent of the 

proposed RBP.  

The proposed subdivision has been designed to take account an existing natural inland 

wetland, located in the easternmost corner of the subject site (refer to the following figure). 

The wetland was determined by e3Scientific Ltd, utilising the wetland delineation protocols 

established by the Ministry for the Environment. This protocol uses three criteria for 

identifying and delineating wetlands including vegetation, soils, and hydrology. This analysis 

is attached in Appendix [J]. Notably, there is a 7.0 metre strip of land located along the 

north-eastern boundary that is not defined as a wetland, to which this will provide access to 

the proposed RBP. The wetland is not fed by any obvious surface water course (noting the 

cricket ground to the north has completely filled in the entire site) with the applicant 

observing the depressions only filling up on very rare occasions during intensive heavy 

rainfall. 

 

2 These restrictions are not intended to apply to proposed Lot 4. 
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Figure 3: Extent of wetland. (Source: e3Scientific). 

5.2 ACCESS 

Access to the existing dwelling currently occurs via an existing entry point next to Lot 5 DP 

435809 (3379 Ida Valley-Omakau Road). The location of this access is to remain 

unchanged. 

Access to proposed Lot 1 will be achieved via an existing gate off Ida Valley-Omakau Road 

near the boundary shared with the Oturehua Domain. This access will run parallel to the 

cricket domain (north-east boundary) so to avoid a wetland.   

A vehicle crossing that accords to Part 29 of Council’s roading standards will be installed. 

5.3 SERVICING 

Domestic Water 

The applicant proposes to service the subdivision via the existing Oturehua Community 

Water Scheme. The applicant has received confirmation from the Oturehua Water Company 

that the proposed subdivision can be suitably serviced by the Scheme. A copy of this 

confirmation is attached in Appendix [D]. The Oturehua Water Scheme is registered as an 

‘on-demand’ scheme with Taumata Arowai (Supply ID OTU009).  

The exact reticulation arrangement will be determined during the detailed design process 

although it is noted that the pipeline is already located within the applicant’s property. All 

necessary easements to secure access to the reticulation for Lot 1 will be duly reserved and 

granted upon submission of the survey plan for approval.  

Firefighting Provision 
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Proposed Lot 1 will be subject to a consent notice requiring the provision of a 30,000 Litre 

firefighting tank in line with Council’s standard conditions of consent.  

Wastewater  

An onsite wastewater disposal Site and Soils was undertaken by Kirk Roberts Consulting 

Limited and is attached in Appendix [E]. It is noted that the Site and Soils Assessment was 

conducted on the basis of an earlier, four-Lot scheme. Following the assessment, it was 

considered necessary to further assess the site in terms of the wetland of which the scheme 

was updated accordingly. The findings of the Site and Soils remains applicable.  

The Site and Soils Assessment, conducted in accordance with AS/NZS1547:2012, has 

indicated that the proposed subdivision and associated site characteristics are suitable for 

onsite wastewater disposal if the following recommendations are adhered to.  

• Due to the proximity of an ephemeral stream, a spring and shallow ground water, it is 

recommended that the designer of future disposal systems either utilises effluent 

irrigation systems as per Appendix M of AS/NZS1547:2012 such as LPED (Low-

Pressure Effluent Distribution) or PCD (Pressure Compensated Dripper) irrigation, or 

Mounds as per Appendix N of AS/NZS1547:2012. 

 

• A minimum of secondary treatment should be targeted for effluent disposal into the 

Category 6 soils. A Discharge Consent from the Otago Regional Council will be 

required for each disposal field due to the proximity of water courses detailed above.  

 

• The final distribution method and layout shall be determined by the onsite wastewater 

system designer. 

Power  

Proposed Lot 1 will be connected with underground reticulation to Powernet’s network.  A 

confirmation of this supply from Powernet is attached in Appendix [F]. 
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Figure 4: Indicative reticulation schematic from PowerNet3. 

5.4 EASEMENTS  

Easements for domestic and irrigation water and power supply to the lots, the exact nature 

and location will be confirmed as these services are constructed, will be required.  Council’s 

generic service easement condition is considered appropriate in this instance. 

5.5 EARTHWORKS 

No earthworks other than the construction of the access is proposed as part of this 

application.  

Roadworks within existing legal road reserve is a permitted activity under rule 13.7.2 (i) of 

the District Plan. 

The utility service trenching required is a permitted activity in accordance with rule 13.7.9. 

5.6 CONDITIONS  

As detailed throughout, the proposal recommends a suite of conditions of consent to be 

implemented on the relevant Record of Title for each proposed Lots. For simplicity, these are 

summarised as follows: 

• All buildings on Lot 1 to be subject to the following design controls: 

o All buildings shall be confined to the Residential Building Platforms; 

 

3 Note that PowerNet has based their initial quote on an earlier 4-lot proposal.  
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o All buildings (dwellings and sheds) shall be single storey only and no greater 

than 7.0 metres in height; and 

o All buildings shall consist of exterior colours with a Light Reflectance Value no 

greater than 36%. 

 

• Lot 1 to provide a 30,000 Litre tank for firefighting purposes. 

 

• Lot 1 to seek advice from a suitably qualified person to design and install an 

adequate onsite wastewater system in accordance with AS/NZS1547:2012 or any 

updated standards prior to occupation of the dwelling. All relevant discharge permits 

from Otago Regional Council (if required) to be secured. 

 

• A requirement to submit a geotechnical report prior to the construction of dwellings 

(as will be discussed later in this assessment, the site contains a series of ‘wet areas’ 

and so confirmation on the ground conditions and foundation requirements will be 

necessary at detailed design stage).  

6 STATUTORY CONSIDERATIONS 

6.1 CENTRAL OTAGO DISTRICT PLAN 

The site is located in the Rural Resource Area under Planning Map 40A of the Central Otago 

District Plan. The site is also partially subject to the ‘Flood Hazard’ Overlay as it relates to 

the Ida Burn.  

 

Figure 5: Extract of Planning Map 40A. 

The site is also partially subject to the ‘Otago Flood Hazard’ as referenced on the Otago 

Regional Council Hazard database. This appears to correlate to the low point of the site and 

the periphery of the Ida Burn, as illustrated in the following figure.  
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Figure 6: Extract of ORC Hazard Map. 

The proposal requires resource consent for the following reasons: 

Subdivision Consent 

In the Rural Resource Area, a subdivision application can be sought as a Discretionary 

Activity pursuant to Rule 4.7.4(iii) so long as no allotment is less than 2 hectares and the 

average allotment across the subdivision is no less than 8 hectares or is not on land subject 

to natural hazards.  

In this case, the site is both subject to a natural hazard and the allotment areas proposed will 

be below the average and minimum allotment sizes. The proposal will result in allotment 

sizes of 6,780m2 and 7.398 hectares with the average across the subdivision equating to 

4.038 hectares. This requires consideration as a non-complying activity pursuant to Rule 

4.7.5(iii).   

Land Use Consent  

A discretionary (restricted) activity pursuant to Rule 4.7.3(i) applies to a breach to Rule 

4.7.6A(a) as it relates to the 25 metre internal setbacks. In this case, the proposed RBP on 

Lots 1 (and therefore subsequent residential activities) will be located 10 metres from their 

respective internal boundaries.  

A discretionary activity land use consent pursuant to Rule 4.7.4(iii)(d) for the subdivision of 

land that is or potentially subject to natural hazards. In this instance, Planning Map 40A of 

the District Plan and the Otago Natural Hazards Database (Otago Natural Hazards Portal 

(orc.govt.nz)) identifies that part of the site as subject to flooding from the Ida Burn. The 

hazard area applies to proposed Lot 2, where no additional residential activities are 

proposed over and above that of the existing dwelling.  

https://maps.orc.govt.nz/portal/apps/MapSeries/index.html?appid=b24672e379394bb79a32c9977460d4c2
https://maps.orc.govt.nz/portal/apps/MapSeries/index.html?appid=b24672e379394bb79a32c9977460d4c2


15 
 

6.2 NATIONAL ENVIRONMENTAL STANDARDS 

National Environmental Standard for Assessing and Managing Contaminants in Soil 

to Protect Human Health 

Following a review of Council’s records including a check of Otago Regional Council’s 

Hazard Register (record attached in Appendix [G]), there is no evidence to suggest the site 

was or is currently subject to any activities that has the potential to contaminate land. For 

these reasons, the Resource Management (National Environmental Standard for Assessing 

and Managing Contaminants in Soil to Protect Human Health) Regulations 2011 is not 

considered applicable.  

National Environmental Standards for Freshwater 

The site contains a wetland as defined by e3Scientific in their assessment attached in 

Appendix [J].  

Pursuant to Regulation 54(b) of the Resource Management (National Environmental 

Standards for Freshwater) Regulations 2020, earthworks within, or within ten metres of a 

natural wetland is to be assessed as a non-complying activity. In this case, earthworks for 

the driveway and servicing installation will be within ten metres of the wetland, but will not go 

through the wetland extent.  

6.3 OVERALL ACTIVITY STATUS 

Overall, the proposal is assessed as a non-complying activity. 

7 PERMITTED BASELINE 

The consent authority may disregard an adverse effect of the activity if a rule or national 

environmental standard permits an activity with that effect.  

In the Rural Resource Area, there are no permitted activities relating to residential dwellings 

or subdivision.  

A baseline does exist in terms of buildings (other than residential activities) where the 

maximum height is 10 metres can be constructed as of right provided these comply with the 

standards listed in Rule 4.7.6. In addition, a baseline also applies to general earthworks of 

up to 2,000m2 in area or 3,000m3 in volume from any one site are permitted. 

8 ASSESSMENT OF EFFECTS 

Schedule 4 of the Resource Management Act 1991 (RMA) details the information required to 

be included in an assessment of environmental effects. An assessment in this regard as it 

accords to Clause 6 of Schedule 4 is included as follows: 

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: 
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The proposed activity will not result in any significant adverse effects on the environment. 

Any effects there are, will be adequately remedied and mitigated. Alternative locations are 

therefore not considered necessary. 

An assessment of the actual or potential effect on the environment of the proposed 

activity. 

In considering the adverse effects of the proposal, the Central Otago District Plan helpfully 

outlines the matters4 to consider for a subdivision in the Rural Resource Area that does not 

conform to the averaging criteria. This is a rather comprehensive list and I have broadly 

categorised these matters as follows: 

a. Subdivision Design  

b. Effects on Rural Amenity and Landscape Character; 

c. Effects on productive capacity of the land; 

d. Reverse sensitivity; 

e. Access and Servicing;  

f. Effects on Heritage Values;  

g. Cultural Effect; 

h. Effects on wetlands; and 

i. Hazards. 

In reviewing the proposed scheme as attached in Appendix [B], the following adverse 

effects assessment applies: 

Subdivision Design 

The proposed subdivision arrangement has been designed to appear consistent and 

sympathetic with the scale and general character of the surrounding residential allotments 

that characterises the Oturehua Township. As described, sections within and around the 

Oturehua township range in size from 800m2 to 2,900m2.  

The site is considered to be appropriately sized to accommodate a dwelling and associated 

servicing as required by Council’s Code of Practice. 

The site demonstrates legal and practical access. 

Design controls limiting the height (to single storey) and colours of future dwellings will 

ensure that future built form remains consistent to the scale of the built environment that 

characterises the wider township. While no restriction is promoted in terms of building 

coverage, it is considered that the requirement to provide onsite septic (and disposal fields), 

water tanks and the provision of setbacks (informed by the RBPs themselves) will limit the 

scale of development so to ensure this does not appear inconsistent with that of the 

receiving environment.  

Overall, the subdivision design promoted as part of this application are considered to be 

entirely appropriate.  

 

4 Under Clause 4.7.4(iii) of the District Plan.  
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Effects on Rural Amenity Values and Landscape Character 

In considering effects on rural amenity values and landscape character, the District Plan 

defines rural amenity values as those “created by the open space, landscape, natural 

character and built environment values of the District’s rural environment, and to maintain 

the open natural character of the hills and ranges.”5 

The Resource Management Act 1991 defines ‘amenity values’ as; “those natural or physical 

qualities and characteristics of an area that contribute to people's appreciation of its 

pleasantness, aesthetic coherence, and cultural and recreational attributes”.6 

In my opinion, the town limit is clearly defined by the “Oturehua” 70km sign that welcomes 

visitors (from the north) as they enter the township near the Hills Creek Road intersection. 

Upon entering the town, the character is immediately defined by residential sections on the 

left-hand side of the road, and the Oturehua Domain on the right-hand side. The settlement 

character is further accentuated by the recently installed footpath that provides a pedestrian 

link from the Domain to the township, providing visual cues of the site forming a continuation 

of the Rural Settlement Resource Area. Beyond the town limits, and prior to entering the 

town, the character is indeed rural as defined by the predominant farming activities. 

While appearing as a paddock at present, the site sits firmly within the limits of the Oturehua 

township and for all intents and purposes, appears as a vacant, yet to be developed portion 

of town. The proposal will result in a physical change to the character of the site insofar as 

the existing paddocks adjoining the road becoming subsequently domesticated. However, 

this domestication and proposed density will not appear out of character or inconsistent with 

the prevailing character of the town. Any changes resulting from the proposal are unlikely to 

be discernible from the Ida Valley-Omakau Road and will appear logical in the context of the 

receiving environment. Notwithstanding, the proposed RBP is located well into the site and 

generously setback from the road, affording a degree of open space.  

I consider that the character of the subdivision will be suitably contained and integrated into 

the receiving environment where it is clearly distinct from the more rural type activities that 

characterises the areas beyond the limits of the township. As such, and in this context, the 

proposal is not considered to detract from the character and amenity values that defines the 

Oturehua Township nor will it undermine rural amenity values generally. 

Effects on productive capacity of land and reverse sensitivity 

The provision of subdivision in Rural Resource Areas requires consideration of 

fragmentation of potentially productive land resources.   

The site has an area of 8.09 hectares although approximately 3.0 hectares of the site is 

fenced for riparian protection (refer to Figure 1).  

 

5 Objective 4.3.3 – Landscape and Amenity Values 
6 Part 1, Section 2 – Interpretation, Resource Management Act 1991. 
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The site is not utilised in a manner that provides economic returns for the applicant. The 

applicant uses the site for small scale grazing for private stock solely for the purposes of 

maintaining pasture length.  

Other than providing for the immediate needs of the applicant, the site does not function in 

any profitable manner in terms of its soil resources. The applicant has provided receipts 

(refer to Appendix [L]) for 2022 and 2023 year for the baling of the paddocks, which 

amounted to the applicant having to pay for the running cost in 2021/2022 and a small 

payment of less than $1,000 for the 2023 season. The site does not make a return in terms 

of baling.  

The site is further constrained (in terms of its ability to be utilised in an efficient and 

productive manner) recognising the following matters: 

• The site is extensively fenced for the purposes of preserving the various wetlands 

and river margins which in practice, reduces the amount of ‘useable’ land in any 

meaningful capacity. 

  

• A portion of the site is subject to flooding (as will be detailed later in this report) 

which the applicant has observed on occasions as affecting the margins of the Ida 

Burn. Flood prone areas poses a risk to anyone wanting to establish horticulture, 

crops, glass houses where there is a risk to damage (such as fences, vines, 

irrigation etc).  

 

• The National Environmental Standard for Freshwater requires consent for feedlots, 

and stockholding areas within 50 metres of any water body, wetlands, water 

abstraction bore and drains. The various wetlands that dissects the site will 

inevitably trigger a requirement for consent.  

 

• The National Environmental Standard for Freshwater restricts intensive winter 

grazing to 10% of the land area and requires a 5 metre setback from water bodies. 

The areas of land that sits beyond the 5 metre limit of any waterbody (including 

wetlands) limits the ability to utilise the land in a meaningful capacity for intensive 

winter grazing.  

 

• I did not observe any horticulture within the wider Ida Valley. The Ida Valley 

experiences extreme frosts and therefore frost protection of some form would be 

required to support a viable crop operation. Rule 4.7.6E(c) requires any wind 

machine used for frost control shall be constructed and operated so that any noise 

emission measured at a distance of 300 metres shall not exceed 65 dBA L10. In 

addition, wind machines are not to be located closer than 300 metres to any 

Residential or Rural Settlement Resource Area, or within 100 metres of a dwelling 

house not located on the property.  

 

• Rule 4.7.6E(a) requires all activities conducted in the Rural Resource Area (which 

applies to the site) to be conducted so as to ensure noise limits of 55 dBA L10 (from 

7am to 10pm) are not exceeded at any point within the notional boundary of any 

dwelling, or at any point within any Rural Settlements Resource Area (which applies 
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to the residential dwellings adjoining the site). The site is thin and narrow and 

immediate adjoins the Rural Settlement Zone. Any degree of equipment/machinery 

associated with productive use is unlikely to comply with the noise limits.    

 

• The site sits embedded within the township by being confined by the Rural 

Settlement Resource Area (to the south) and designated Recreational Reserve (the 

Domain to the north). The provision of reverse sensitivity effects are heightened due 

to the proximity of the adjoining Rural Settlement Resource Area.    

Recognising these constraints, it is considered that the site is significantly constrained in 

terms of its ability to be utilised for productive purposes and therefore the proposal will 

generate no more than minor adverse effects on productive capacity.  

Reverse sensitivity can arise particularly where conflicting activities are located in close 

proximity to each other. In this case, the proposal will simply infill parts of the town for 

residential uses and are considered entirely compatible to the surrounding land uses as 

defined by the Rural Settlement Resource Area and designated reserve.   

Servicing 

The sites are not connected to Council’s reticulated three-waters.   

With respect to potable water, the applicant proposes to service the subdivision via the 

existing Oturehua Community Water Scheme. The applicant has received confirmation from 

the Oturehua Water Company that the proposed subdivision can be suitably serviced by the 

Scheme. A copy of this confirmation is attached in Appendix [D]. The Oturehua Water 

Scheme is registered as an ‘on-demand’ scheme with Taumata Arowai (Supply ID OTU009).  

The exact reticulation arrangement will be determined during the detailed design process 

although it is noted that the pipeline is already located within the applicant’s property. All 

necessary easements to secure access to the reticulation will duly reserved and granted 

upon submission of the survey plan for approval.  

It is considered that a suitable potable water supply can be afforded to the proposed 

residential allotment.  

In terms of wastewater, Kirk Roberts have suggested that either subsurface pressure 

compensated dripline irrigation (PCD), or a mounded Land treatment Area would be suitable 

for overcoming the limitations of the site conditions. A design irrigation rate for an LTA using 

subsurface dripline would be 2 mm/day or for mounds could be 5 mm/day. The site and soil 

assessments both recommended a wastewater treatment plant capable of treating effluent to 

meet secondary treatment standards would be appropriate for the site. Senior Environmental 

Scientist, Mr Simon Bloomberg has assessed Kirk Roberts  assessment and his findings are 

attached in Appendix [K]. Mr Bloomberg considers the design irrigation rates provided by 

Kirk Roberts are based on the ASNZS:1457 (2012) which are designed to be conservative 

such that the derived area for the LTA is of suitable size for assimilating the annual TSS and 

BOD loading without leading to adverse soil health and subsequent failure of the LTA to 

further treat the discharged effluent. Thus, for a long-term outlook as suitable for design life 

of the LTA and treatment system, the LTA should provide significant additional treatment of 
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the already secondary treated effluent, including the removal of faecal bacteria at a rate of 3 

log units per metre of unsaturated soil. 

With respect to firefighting, Lot 1 will be subject to a consent notice requiring the provision of 

an onsite firefighting tank. Such an approach is common practice for sites that are not 

afforded a reticulated hydrant and will ensure suitable provision for static water is available.  

The site has an existing power connection which can be extended to the proposed new 

allotments as confirmed by Powernet (Appendix [F]). 

Overall, it is considered appropriate to conclude that the subdivision can be suitably serviced 

in line with the degree of servicing that already applies to existing dwellings in the vicinity of 

the site.  

Access 

Access will be achieved via a new driveway located along the boundary with the cricket 

grounds so to ensure no disturbance occurs to the wetland.  

In terms of effects on the roading environment, it is considered that with the provision of a 

compliant access point, low speed (70km) environment and acknowledging the scale of 

development in line with the current density of the township, the proposal is considered to 

generate no more than minor effects on the operational efficiency of the road.  

Overall, it is considered the proposal can be adequately absorbed without detracting from 

the safety and efficiency of the roading network.  

Natural Hazards 

Identified on CODC’s Planning Maps and ORC’s Hazards Map is a flood plain area which 

correlates to the margins of the Ida Burn River. The extent of the ‘mapped’ flood plain areas 

are as detailed on the Scheme Plan (attached in Appendix [B]), an extract of which is 

included in the following figure (Figure 5). 
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Figure 7: CODC and ORC Flood Plain layers (Source: SurveyWorx Ltd)7. 

While the proposed subdivision will be located wholly outside of the ‘mapped’ flood prone 

areas, the applicant commissioned Mr Bob Hall (CMENG NZ (Civil) and CPEng) of R.J. Hall 

and Associated Limited to consider the potential flood risk on the proposed allotments as it 

relates to the 1 in 500 AEP flood event. Mr Hall’s methodology and assessment is attached 

in Appendix [H].  

Summarising Mr Hall’s investigation, Mr Hall determined the maximum height of the water 

level across the section should a flood were to occur is estimated at RL 503.143 metres and 

the total energy line on that section at RL 50.343 metres. The total energy line (TEL) reflects 

the depth at a section that would occur if the flood waters met an obstruction which causes 

the water to “stall” locally.  Mr Hall considers that the closest approach of the floodwaters in 

this event to the proposed subdivision with the TEL value of RL 50.343m is at or about 

chainage 160m or about 40 m northwest of the western corner of proposed Lot 1 (refer to 

Figure 6).  

 

7 Note that this was based on an earlier 4-lot proposal. 
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Figure 8: Cross sectional chainage information with the max height of assumed flood level indicated at Chainage 
160. 

Mr Hall concludes from this that it is unlikely that a 1 in 500 AEP flood event will cross the 

subdivision and accordingly considers that any dwellings that would eventually be built on 

the proposed allotments can for all intents and purposes be considered flood free. Mr Hall 

does not consider any freeboard clearance is necessary but rather compliance with NZS 

3604 with respect to stormwater effects.  

Mr Hall’s assessment appears to correlate with the mapped areas as held by ORC and 

CODC providing a degree of verification on the accuracy of Council’s mapped data. 

In addition to the above, the applicant was onsite during the flood events on 21 July 2017 to 

which the following figures detail surface flooding occurring on the immediate flat paddocks 

adjoining the river, with the existing dwelling and proposed sections remaining clear of any 

surface flood waters. 

Modelled closest approach of flood waters occurring at 

chainage 160. 
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Figure 9: Flood of 21 July 201. Photo taken at bottom level of property looking north towards the northern 
boundary shared with the Domain. The applicant’s dwelling is noted in the right of the image and was not flooded 

(Image Source: Supplied by Jillian Sullivan). 

 

 

Figure 10: Flood of 21 July 2017. Photo from the road looking west at proposed allotments. The conifers that 
separates the Domain from the subject site are visible in the right of the image (Image Source: Supplied by Jillian 

Sullivan). 
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Relying on Mr Hall’s assessment, it is considered that the proposed subdivision, occurring 

near the road in line with that of existing dwellings will be sufficiently clear from the 1 in 500 

AEP Flood Event.     

The site contains a number of ‘springs’ and depressions which results in wet area of the site. 

These areas are fenced off and are progressively being planted in natives.  

In their initial wastewater investigation, Meyer Cruden noted that a more detailed 

geotechnical investigation should be carried out in accordance with NZS3604 once a 

building platform location has been established to confirm final ground preparation 

requirements and footing detail. This recommendation is considered appropriate to ensure 

that future buildings are designed and positioned so not to be adversely affected by 

liquefaction or other geotechnical constraints. In this case, it is considered appropriate to 

impose a condition of consent on the proposed RBP requiring a suitably qualified and 

experienced person to investigate the geotechnical parameters of the site and define the 

relevant mitigation requirements for future dwellings.  

Effects on Wetlands 

The site contains a number of “wet” areas which have since been defined as an inland 

natural wetland. The applicant observes the low depressions (defined by e3Scientific as the 

wetland) as only holding water during intensive rainfall, rather than being fed by any obvious 

surface water course. The proposal seeks to retain all wetlands onsite by ensuring 

driveways, building platforms and services do not pass through the wetlands themselves.  

The proposal seeks to avoid damage to the wetland through utilising an existing strip of land 

(not wetland) for access.  

Potential effects on wetlands includes sedimentation and reduction in water supply (through 

diversion of surface water or reduction in groundwater).  

With respect to sedimentation, the provision of an erosion and sediment control plan is 

considered appropriate. Based on previous experience with earthworks in and around 

wetlands, an ESCP should be prepared in line with Guidance Document 2016/005: Erosion 

and Sediment Control Guide for Land Disturbing Activities in the Auckland Region (GD05). 

ORC refers to GD05 for best practice erosion and sediment control guidance. 

GD05 outlines the following ten fundamental principles of ESC that provide best practice 

guidance for minimising the adverse effects of erosion and sedimentation through the 

planning, construction and maintenance phases of the project: 

• Minimise disturbance 

• Stage construction 

• Protect steep slopes 

• Protect receiving environment 

• Rapidly stabilise exposed areas 

• Install perimeter controls and diversions 

• Employ sediment retention devices 

• Get trained and develop experience 

• Adjust the ESC Plan as needed 
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• Assess and adjust your ESC measures 

In this case, earthworks for the purposes of subdivision would be limited to the installation of 

the driveway, water and power and preparation of the platform. Earthworks associated with 

development of the site post subdivision includes construction of the house and installation 

of the wastewater system. 

During the subdivision phase, the following matters should be implemented: 

• Stabilised access 

• Silt fences to be established along the southern side of the access so to ensure there 

is no infiltration into the wetland and to the south of the platform site.  

• It is considered through the implementation of an ESCP, that effects on the wetland 

associated with construction activities can be suitably avoided.  

Post-subdivision, it is considered that the wetland area should be fenced off so to avoid any 

activities occurring within the wetland area.  

With respect to reduction in water supply, there are no obvious surface water pathways 

feeding the depressions on the site. Consistent with the applicant’s observation, the 

depressions only result in ponding following extensive rainfall. Similarly, the groundwater 

recharge observed by e3Scientific confirms that the area is predominantly groundwater fed. 

For these reasons, the provision of a driveway or dwelling which is not removing any obvious 

surface flow is not considered to adversely reduce water supply to the wetlands.  

In terms of the eventual occupation of the site for residential purposes, the effects of onsite 

wastewater disposal on groundwater and wetlands has been assessed by Mr Bloomberg 

(Environmental Scientist) and attached in Appendix [K]. In brief, the assessment concludes: 

• In terms of water quality, wetlands provide the ideal conditions to support bacteria or 

plants to fully metabolise and take up most nutrients, and provide the redox 

conditions required to reduce nitrates to nitrogen gas. It is therefore likely that the 

effects on the downgradient, nearby wetlands and surface water bodies are less than 

minor, and that the wetland would possibly provide further polishing of any discharge 

that did reach the wetland. It was observed that the wetlands have been fenced off 

and a riparian margin planted which will improve the filtering activity of the wetland. 

 

• The water take for the town supply is upgradient and therefore no adverse effects will 

result from onsite discharge. 

 

• The nearest downgradient bore is 8 km and therefore is unlikely to be affected by 

future onsite wastewater discharge.  

 

• The springs feeding surface water bodies and unverified wetlands to the west of the 

site are likely to be the downgradient receptors of any groundwater impacted by the 

discharge of wastewater to land, as the verified onsite wetland delineated by 

e3scientific is not connected to groundwater directly. Therefore, the effects on the 

onsite wetland will be less than minor. 
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• The springs to the west of Lot 1 were observed as flowing at <1 L/s, or <86,400 

L/day. The additional water discharged to land would therefore be equivalent to 

between 1.8% - 2.7% of the volume discharged at the spring, or a dilution factor of 

>1:35. Thus, if the treated effluent quality meets expectations as provided in Table 1 

(in Appendix [K]), then any nitrate migrating offsite could be diluted at a rate of 1:35, 

which would reduce concentrations to levels similar (if not less than) those observed 

in the catchment already (ORC, 2012) which ranged from 1.5 – 4.5 g NO3-N/m3. For 

groundwaters recharging surface water bodies and wetlands nearby, the effects are 

expected by less than minor, with potential for only very low levels of nutrients to 

discharge into the wetland. 

 

• Cumulative effects from onsite wastewater discharge are expected to be low given 

the scale of the activity proposed.  

Overall, the wetland wastewater assessment concludes that effects on the wetland and 

groundwater from future occupation of the site will be less than minor provided a treatment 

system capable of meeting the secondary standards for treated effluent and a Land 

Treatment Area is sized for the suggested design irrigation rates of 5 mm/day for mounds or 

2 mm/day for PCD subsurface dripline, and the eventual occupancy design of the dwelling. 

Relying on the assessment undertaken by Mr Bloomberg, it is considered that the a suitable 

means of effluent disposal can be achieved for the proposal without generating adverse 

effects on the environment.  

Summary of Effects  

In terms of effects on the environment, it is concluded that these effects will be no more than 

minor due to: 

• The subdivision does not detract from the wider character, visual amenity or 

residential amenities insofar as the subdivision represents a logical insertion with the 

density being one that can be absorbed given the sympathetic character and scale of 

development with that of the wider township. No person observing the proposed sites 

from the road would be able to distinguish from the difference in Zoning that applies 

to the subject site and that of the wider Oturehua Township. The proposal represents 

an appropriate use of the land in terms of effects on the environment. 

 

• The subdivision design can accord to Council’s Land Development and Subdivision 

Code of Practice in terms of servicing, access and design. 

 

• The scale and degree of subdivision will not adversely affect rural amenity values 

given such values are not apparent on this site. Rather, the site appears as an 

extension to the Rural Settlement Resource Area and sits firmly within the town 

limits.  

 

• Due to the constrained nature of the site to utilise for productive purposes, adverse 

effects on productive capacity will be no more than minor.  
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• The proposal will result in additional traffic movements to and from the site however 

the scale is not considered to result in any material effect on the efficiency of the 

road.  

 

• All sites are located beyond the extent of the 1 in 500 AEP flood event.   

 

• Promoted conditions of consent will mitigate adverse effects on the environment.  

Overall, the proposal represents a logical development on a parcel of land that enables 

residential activities to occur that is not incongruous to that of the receiving environment. 

While the underlying Zone anticipates rural activities, such activities are not considered 

logical nor appropriate given the site is inherently embedded within the urban limits of 

Oturehua. With environmental effects being no more than minor, the proposal is considered 

entirely appropriate in this location.  

Adverse Effects from Hazardous Substances and Discharge of Contaminants 

If the activity includes the use of hazardous substances and installations, an 

assessment of any risks to the environment which are likely to arise from such use 

No hazardous substances are proposed.  

If the activity includes the discharge of any contaminant, a description of: 

(i) The nature of the discharge and the sensitivity of the proposed receiving 

environment to adverse effects; and 

(ii) Any possible alternative methods of discharge, including discharge into any 

other receiving environment. 

No discharge of contaminants are proposed other than those associated with the discharge 

of wastewater. As assessed by Mr Bloomberg, the site is determined to be suitable for 

providing for onsite wastewater disposal. 

A description of the mitigation measures (including safeguards and contingency 

plans where relevant) to be undertaken to help prevent or reduce actual and potential 

effects. 

Persons Affected 

Identification of the persons affected by the activity, any consultation undertaken, and 

any response to the views of any person consulted 

In considering adverse effects on persons, Section 95E(3)(a) of the RMA requires all 

adverse effects on persons that have provided written approval to be disregarded. In this 

case, the applicant has obtained written approval from the following persons (and attached 

in Appendix [I]): 

 
Property Address 

 
Legal Description 

 
Owner 
 

 
3375 Ida Valley-Omakau Road, Oturehua 
 

 
Lot 3 DP 435809 

 
Bridget Musters 
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3377 Ida Valley-Omakau Road, Oturehua 

 
Lots 4 and 5 DP 435809 

 
Rosemary Hossack 
Riddell 
 

 

In terms of effects on other persons, the most relevant properties are those that either adjoin 

the site or are located directly adjacent the property. These properties are identified in the 

following figure (Figure 9) and includes: 

• 3407 Ida Valley-Omakau Road, Oturehua; 

• 3404 Ida Valley-Omakau Road, Oturehua; and 

• Lot 1 DP 473458, Ida Valley-Omakau Road, Oturehua (vacant parcel of land directly 

opposite the subject site. 

 

Figure 11: Location of adjacent properties in which effects were considered (red). Properties where APA has 
been provided highlighted in green. 

3407 Ida Valley-Omakau Road, Oturehua 

The property at 3407 Ida Valley-Omakau Road adjoins the subject site to the immediate 

north. This site is that of the Oturehua Domain and comprises of recreational facilities and 

club rooms. There are no residential activities on this site and the site is designated for 

“Recreational Purposes”.  

The key effects generated by the proposal on this property includes the eventual occupation 

of proposed Lot 1. 

The effects of the subdivision and associated occupation are considered to be less than 

minor given the Domain is not occupied on a regular basis but rather is only used for passive 

recreational use and community events. The provision of a dwelling on proposed Lot 1 are 

not activities that are considered to be inconsistent with the character and prevailing use of 
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the immediate area and will appear as a logical insertion. The subdivision will not impede the 

ability for the reserve to be utilised in its full capacity as per its designated purpose.  

Overall, adverse effects on this property will be less than minor.  

3404 Ida Valley-Omakau Road, Oturehua 

The property at 3404 Ida Valley-Omakau Road is located to the east of the site and directly 

opposite the proposed access point for Lots 1. This site contains an existing residential 

dwelling which is located approximately 30 metres from the road boundary and some 50 

metres from the proposed entrance to Lots 1. The site is heavily vegetated such that the 

existing dwelling is screened from the road. The site is understood to be utilised as a holiday 

home rather than a permanent residence.  

As detailed throughout, the proposed subdivision is considered to be entirely appropriate in 

the context of the receiving environment such that irrespective of the Zone, the subdivision 

will appear as a logical insertion to the existing township and will appear sympathetic to the 

scale and character of the receiving environment. 

While the proposal results in an inevitable change to the current use of the site (paddocks to 

residential), this change is not considered adverse to the amenities associated with the 

neighbouring property. The inherent use and domestication of the site will not generate 

effects on this property that can be considered adverse when the provision of residential 

activities in a township setting is entirely appropriate. Notwithstanding, the proposed RBP on 

Lot 1 is located another 50 metres into the site, increasing the inherent separation distances 

(from dwelling to dwelling) by at least 100 metres.  

In considering the above, the proposal will generate less than minor effects on this 

neighbour.  

Lot 1 DP 473458, Ida Valley-Omakau Road, Oturehua 

The site directly across the road from the subject site is characterised as a paddock and is 

currently vacant. The site is partially zoned Rural Settlement Resource Area and Rural 

Resource Area. Given the lack of development on this site and how it currently functions, the 

proposal is not considered to generate any adverse effects on this property.   

Overall, no persons are considered adversely affected by the proposal.  

Monitoring 

If the scale or 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. 

The proposal is not considered to warrant any special monitoring over and above Council’s 

standard monitoring regime.  

Protected Customary Rights 

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 
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or methods for the exercise of the activity (unless written approval for the activity is 

given by the protected customary rights group). 

Not applicable. 

Positive Effects 

The proposal is considered to generate positive effects including: 

• The provision of additional residential activities in an area where the density 

proposed is consistent with the prevailing scale of development of the Oturehua 

township and one that can be adequately absorbed without detract from amenity 

values.   

 

• The subdivision will enable the applicant to undertake further fencing and planting 

which will afford ongoing protection of wetlands and riparian margins.  

Summary of Adverse Effects 

Overall, it is considered the proposal suitably mitigates adverse effects on the wider 

environment and will be no more than minor.  

As the proposal is considered to generate no more than minor adverse effects on the 

environment, no mitigation measures over and above those inherent to the proposal are 

considered necessary.  

9 SECTION 95 NOTIFICATION 

9.1 PUBLIC NOTIFICATION 

Section 95A gives a council discretion to decide whether to publicly notify an application or 

not. There are a total of four steps that are to be followed to publicly notify consent 

applications under Sections 95A (2) to 95A (9). These steps are addressed in the Table 

below. 

Test Yes/No Comments 

Step 1: Mandatory notification in certain circumstances – section 95A(3) 

Has the applicant requested that the application be publicly 
notified? 

No  

Is public notification required under s95C (following a 
request for further information or commissioning of report)? 

No  

Is the application made jointly with an application to 
exchange reserve land? 

No  

Step 2: If not required by Step 1, notification is precluded if any of these circumstances apply – 
section 95A(5) 

Does a rule or NES preclude public notification for all 
aspects of the application? 

No  

Is the application a controlled activity? No  
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Is the application a restricted discretionary or discretionary 
activity for a subdivision? 

No  

Is the application a restricted discretionary or discretionary 
activity for residential activity? 

No  

Is the application a boundary activity (other than a controlled 
activity)? 

No  

Step 3: Notification required in certain circumstances if not precluded by Step 2 – section 95A(8) 

Does a rule or NES require public notification? No  

Will the activity have, or is it likely to have, adverse effects 
on the environment that are more than minor? 

No As detailed in the assessment 
undertaken in Section 8.0 above, 
the effects on the environment are 
considered to be no more than 
minor.  
 

Step 4: Relevant to all applications that don’t already require notification – section 95A(9) 

Do special circumstances exist that warrant the application 
being publicly notified? 

No  

 

9.2 LIMITED NOTIFCATION 

Section 95B gives a council discretion for limited notification of consent application. Similar 

to public notification, there are a total of four steps that are to be followed for limited 

notification consent applications under Sections 95B (2) to 95A (10). These steps are 

addressed in the below Table: 

Test Yes/No Comments 

Step 1: Certain affected groups/persons must be notified – sections 95B(2) and (3) 

Are there any affected protected customary rights groups or 
customary marine title groups? 

No  

If the activity will be on, adjacent to, or might affect land 
subject to a statutory acknowledgement - is there an 
affected person in this regard? 

No  

Step 2: If not required by Step 1, notification is precluded if any of the following apply – section 95B(6) 

Does a rule or NES preclude limited notification for all 
aspects of the application? 

No  

Is the application a controlled activity? No  

Step 3: Notification of other persons if not precluded by Step 2 – sections 95B(7) and (8) 

In the case of a boundary activity, is the owner of an 
allotment with an infringed boundary considered affected 
under s95E? 

No  

Are there any other affected persons under s95E, i.e. 
persons on whom the effects are minor or more than minor, 
and who have not given written approval? 

No As per the assessment undertaken 
in Section 8.0 above, no persons 
are considered to be adversely 
affected by the proposal.  

Step 4: Notification in special circumstances – section 95B(10) 

Do special circumstances exist that warrant the application 
being notified to any persons not identified above? 

No  
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9.3 NOTIFICATION CONCLUSION 

Based on the assessment above, it is considered that the proposal does not warrant 

notification in that the adverse effects of the proposal on the environment will be no more 

than minor. 

In addition, the proposal is not considered to warrant limited notification in that no person(s) 

are considered to be adversely affected by the proposed activities.  

10 SECTION 104(1)(b) ASSESSMENT 

Clause 2(1)(g) of Schedule 4 of the Resource Management Act 1991 requires an 

assessment against any relevant planning documents that are referred to in Section 

104(1)(b) (of the RMA). This includes; 

• A national environmental standard 

• Other regulations 

• A national policy statement 

• A New Zealand coastal policy statement 

• A regional policy statement or proposed regional policy statement 

• A plan or proposed plan 

National Policy Statement for Freshwater Management 

A potential wetland was noted to extend the majority of the roadside boundary. In order to 

determine the status of the potential wetland, An e3Scientific terrestrial ecologist completed 

a detailed wetland assessment and delineation of the study area on 27 October 2022.  

The wetland assessment followed the MfE 2020 and 2021 wetland delineation protocols. 

This protocol uses three criteria for identifying and delineating wetlands including vegetation, 

soils, and hydrology. Detailed analysis of these three attributes was undertaken at two 

locations, one within the wet feature on the site and one on the adjacent upland area. The 

New Zealand Wetland Delineation Data Forms were completed in depth at the sampling 

locations once variability across the site was established and characteristic areas could be 

selected. 

The upland assessment location was located west of the wetland quadrat within a pasture 

community. The sites elevation was approximately one meter above that of the lowest point 

of the identified wetland feature. The sampling location (labelled as upland quadrat on Figure 

2) was clearly of upland conditions exhibiting no wetland characteristics. 

The site contained dry soils lacking any evidence of extended periods of soil saturation and 

no wetland species were recorded. The location failed all three wetland indicators included in 

the New Zealand Wetland Delineation Data Forms.  

The National Policy Statement for Freshwater Management 2020 (NPS-FM) sets out the 

objectives and policies for freshwater management under the Resource Management Act 

1991. 
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The NPS-FM came into effect on 3 September 2020 and replaced the National Policy 

Statement for Freshwater Management 2014 (amended 2017). The amendments take effect 

from 5 January 2023. 

Clause 3.22(1) of the NPS-FM requires every regional council must include the following 

policy (or words to the same effect) in its regional plan: 

“The loss of extent of natural inland wetlands is avoided, their values are protected, 

and their restoration is promoted, except where:  

(a) the loss of extent or values arises from any of the following:  

(i) the customary harvest of food or resources undertaken in accordance with 

tikanga Māori  

(ii) wetland maintenance, restoration, or biosecurity (as defined in the 

National Policy Statement for Freshwater Management)  

(iii) scientific research  

(iv) the sustainable harvest of sphagnum moss  

(v) the construction or maintenance of wetland utility structures (as defined in 

the Resource Management (National Environmental Standards for 

Freshwater) Regulations 2020)  

(vi) the maintenance or operation of specified infrastructure, or other 

infrastructure (as defined in the Resource Management (National 

Environmental Standards for Freshwater) Regulations 2020  

(vii) natural hazard works (as defined in the Resource Management (National 

Environmental Standards for Freshwater) Regulations 2020); or 

The key premise of the NPS is to avoid the loss of natural inland wetlands. 

The proposal seeks to avoid the loss of wetlands through ensuring the identified area is 

suitably fenced off and protected from development. In addition, an ESCP is considered 

prudent to implement during the development phase.  

National Policy Statement for Highly Productive Land 

The National Policy Statement for Highly Productive Land (NPS-HPL) was made operative 

on 17 October 2022.  

The majority of the site (as with the entirety of Oturehua) is within Land Use Capability Class 

3 soils8 as illustrated in Figure 10 below.  

 

8 https://ourenvironment.scinfo.org.nz/maps-and-tools/app/Land%20Capability 
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Figure 12: Extract of LUC Class Maps. Location of site approximate. 

Highly productive land is tentatively defined under Clause 3.5(7)(a) of the NPS as land that 

is: 

(i) zoned general rural or rural production; and  

(ii) LUC 1, 2, or 3 land 

While the site is not used for rural production, it is zoned Rural Resource Area and is 

classified as LUC 3. Therefore, it is appropriate to define the site as Highly Productive Land 

and therefore the NPS applies.  

Section 3.10 of the NPS enables Council to allow the subdivision of highly productive land if 

it is satisfied that: 

(a) there are permanent or long-term constraints on the land that mean the use of the 

highly productive land for land-based primary production is not able to be 

economically viable for at least 30 years; and  

(b) the subdivision, use, or development:  

(i) avoids any significant loss (either individually or cumulatively) of productive 

capacity of highly productive land in the district; and  

(ii) avoids the fragmentation of large and geographically cohesive areas of 

highly productive land; and  

(iii) avoids if possible, or otherwise mitigates, any potential reverse sensitivity 

effects on surrounding land-based primary production from the subdivision, 

use, or development; and  

(c) the environmental, social, cultural and economic benefits of the subdivision, use, 

or development outweigh the long-term environmental, social, cultural and economic 
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costs associated with the loss of highly productive land for land-based primary 

production, taking into account both tangible and intangible values. 

In order to satisfy a territorial authority as required by subclause (1)(a), an applicant must 

demonstrate that the permanent or long-term constraints on economic viability cannot be 

addressed through any reasonably practicable options that would retain the productive 

capacity of the highly productive land, by evaluating options such as (without limitation): 

(a) alternate forms of land-based primary production: 

(b) improved land-management strategies: 

(c) alternative production strategies: 

(d) water efficiency or storage methods: 

(e) reallocation or transfer of water and nutrient allocations: 

(f) boundary adjustments (including amalgamations): 

(g) lease arrangements. 

An evaluation of this test is as follows: 

alternate forms of land-based primary 
production 

 

The majority of the site is located within a 
flood plain, limiting the ability to provide 
infrastructure or services to support primary 
production. This includes: 
 

• The site is extensively fenced for the 
purposes of preserving the various 
wetlands and river margins which in 
practice, reduces the amount of 
‘useable’ land in any meaningful 
capacity. 
  

• A portion of the site is subject to 
flooding (as will be detailed later in 
this report) which the applicant has 
observed on occasions as affecting 
the margins of the Ida Burn. Flood 
prone areas poses a risk to anyone 
wanting to establish horticulture, 
crops, glass houses where there is a 
risk to damage (such as fences, 
vines, irrigation etc).  
 

• The National Environmental 
Standard for Freshwater requires 
consent for feedlots, and 
stockholding areas within 50 metres 
of any water body, wetlands, water 
abstraction bore and drains. The 
various wetlands that dissects the 
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site will inevitably trigger a 
requirement for consent.  
 

• The National Environmental 
Standard for Freshwater restricts 
intensive winter grazing to 10% of 
the land area and requires a 5 metre 
setback from water bodies. The 
areas of land that sits beyond the 5 
metre limit of any waterbody 
(including wetlands) limits the ability 
to utilise the land in a meaningful 
capacity for intensive winter grazing.  
 

• I did not observe any horticulture 
within the wider Ida Valley. The Ida 
Valley experiences extreme frosts 
and therefore frost protection of 
some form would be required to 
support a viable crop operation. 
Rule 4.7.6E(c) requires any wind 
machine used for frost control shall 
be constructed and operated so that 
any noise emission measured at a 
distance of 300 metres shall not 
exceed 65 dBA L10. In addition, 
wind machines are not to be located 
closer than 300 metres to any 
Residential or Rural Settlement 
Resource Area, or within 100 metres 
of a dwelling house not located on 
the property.  
 

• Rule 4.7.6E(a) requires all activities 
conducted in the Rural Resource 
Area (which applies to the site) to be 
conducted so as to ensure noise 
limits of 55 dBA L10 (from 7am to 
10pm) are not exceeded at any 
point within the notional boundary of 
any dwelling, or at any point within 
any Rural Settlements Resource 
Area (which applies to the 
residential dwellings adjoining the 
site). The site is thin and narrow and 
immediate adjoins the Rural 
Settlement Zone. Any degree of 
equipment/machinery associated 
with productive use is unlikely to 
comply with the noise limits.    
 

• The site sits embedded within the 
township by being confined by the 
Rural Settlement Resource Area (to 
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the south) and designated 
Recreational Reserve (the Domain 
to the north). The provision of 
reverse sensitivity effects are 
heightened due to the proximity of 
the adjoining Rural Settlement 
Resource Area. 

 

improved land-management strategies Much of the site is either flood prone or 
subject to a series of springs and wetlands. 
The provision of controls associated with 
stocking rates and proximity to wetlands 
precludes any intensive use of the site for 
farming purposes.  
 

alternative production strategies As detailed above, a significant proportion 
of the site is subject to inundation. As a 
result, the risk of damage to property and 
infrastructure impedes the ability to utilise 
the land efficiently.  
 

water efficiency or storage methods The availability of water is not considered to 
be a limiting factor for primary production or 
horticulture. However as discussed, the site 
is significantly constrained by the provision 
of the flood plain to invest infrastructure.  
 

reallocation or transfer of water and nutrient 

allocations 

boundary adjustments (including 

amalgamations) 

The site is “landlocked” to the north by 
Designation 184, to the west due to the 
river, and to the east and south by the Rural 
Settlement Zone. It is not possible to 
amalgamate the site with any larger rural 
landholding. 
 
While a lease arrangement could be made 
with other land holdings located elsewhere, 
it is established that much of the site does 
not lend itself to viable primary production 
where the provision of the flood plain 
significantly impedes investment.   
 

lease arrangements. 
 

 

In considering the above evaluation, the following conclusions are made: 

(a) there is permanent or long-term constraints on the land due to the provision of the 

flood plain, extensive wetlands, the landlocked nature of the site and sensitive 

receptors (neighbours, water bodies and wetlands) that means the use of the highly 

productive land for land-based primary production is not able to be economically 

viable for at least 30 years. 

(b) the subdivision, use, or development:  
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(i) avoids any significant loss (either individually or cumulatively) of productive 

capacity of highly productive land in the district; The term significant is not 

defined in the NPS. The Oxford Dictionary defines significant as “important or 

noticeable”. I do not consider the proposed subdivision would result in an 

“important” or “noticeable” loss of highly productive land, recognising that the 

site is located firmly within the urban limits of the Oturehua township.  

(ii) avoids the fragmentation of large and geographically cohesive areas of 

highly productive land. The site is landlocked and physically disconnected 

from any large or cohesive landholding.   

(iii) avoids if possible, or otherwise mitigates, any potential reverse sensitivity 

effects on surrounding land-based primary production from the subdivision, 

use, or development. The site is located within the urban limits of the 

Oturehua settlement. Any attempt to utilise the land for primary production 

has the potential to generate reverse sensitivity effects of the established 

urban environment.   

(c) the environmental, social, cultural and economic benefits of the subdivision, use, 

or development are considered to outweigh the long-term environmental, social, 

cultural and economic costs associated with the loss of highly productive land for 

land-based primary production, taking into account both tangible and intangible 

values. The proposed subdivision provides a substantial economic gain for both the 

applicant and prospective owners, along with providing for the social wellbeing of 

prospective new landowners. 

In considering the NPS, it is considered that by definition, the site is to be classified as 

Highly Productive by virtue of its underlying Zoning and subsequent LUC classification. 

However, fundamentally the site is severely constrained by the provision of the floodplain 

and wetlands such that the investment in infrastructure to support primary production is 

illogical and potentially uneconomical.  

The provision of sustainable management needs to take precedent and the proposal is 

considered to be one that demonstrates sustainable management through the utilisation of 

impeded land for residential purposes within a defined urban limit.  

Regional Policy Statement for Otago 1998 

The Regional Policy Statement for Otago 1998 was revoked on 15 March 2021. This 

document does not need to be considered any further.  

Partially Operative Otago Regional Policy Statement 2019 (RPS2019) 

The Partially Operative Otago Regional Policy Statement 2019 (RPS2019) was declared 

partially operative on 15 March 2021 (at which point the 1998 document was revoked).  

Of the key themes identified in the RPS2019, I make the following brief comments in respect 

of the RPS provisions and the proposed development:  

• The proposal is not considered to result in adverse effects on the quality of the built 

environment of the region nor the use of natural and physical resources within it. The 
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effects arising from the proposal have been canvassed and concludes that overall, 

any adverse effects will be less than minor.  

 

• Standard servicing conditions are considered appropriate in ensuring the 

development can be appropriately serviced in terms of the stormwater, wastewater 

and water supply networks, such that the efficiency of those networks will be 

maintained. Further, the proposed traffic generation of the development can be 

accommodated on the existing network without adverse effects on the function and 

safety of that network.  

 

• The proposal is not considered to give rise to Treaty issues and further, is not 

considered to adversely affect the relationship Kai Tahu have with the built 

environment of the region. Overall, the proposal is considered to be consistent with 

the relevant objectives and policies of the RPS. 

 

Otago’s Proposed Regional Policy Statement (2021) 

The Otago’s Proposed Regional Policy Statement (2021) (OPRPS2021) was notified on 26 

June 2021. Submissions of this document closes on 3 September 2021. Much of the 

Objectives and Policies from the RPS2019 have simply rolled over to the OPRPS2021 and 

so I have elected not to repeat these.  

The proposal is not considered contrary to the OPRPS2021. 

Central Otago District Plan 

With regard to the Central Otago District Plan, I have assessed the most relevant Objectives 

and Policies as follows: 

Objective 4.3.1 - Needs of the District’s People and Communities  

To recognise that communities need to provide for their social, economic and cultural 

wellbeing, and for their health and safety at the same time as ensuring environmental 

quality is maintained and enhanced. 

Objective 4.3.1 is considered to be met insofar as the use of the land as proposed would 

provide for the economic wellbeing for the applicant and future lot owners through the sale 

and ownership of the property.  

The site in its current form does not contribute in any meaningful capacity to the primary 

production industry nor does it provide in any form to the wellbeing of the community.  

The proposal would provide for the social wellbeing of future lot owners through the 

provision of housing and accommodation in an area where residential activities are 

anticipated. In addition, an effects assessment on the environment concludes that such 

effects will be appropriately avoided, remedied or mitigated and therefore environmental 

quality is at least maintained.  

Accordingly, it is considered that the proposal is broadly consistent with Objective 4.3.1.  

Objective 4.3.3 - Landscape and Amenity Values  
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To maintain and where practicable enhance rural amenity values created by the open 

space, landscape, natural character and built environment values of the District’s 

rural environment, and to maintain the open natural character of the hills and ranges. 

And 

Policy 4.4.2 – Landscape and Amenity Values  

To manage the effects of land use activities and subdivision to ensure that adverse 

effects on the open space, landscape, natural character and amenity values of the 

rural environment are avoided, remedied or mitigated through:  

(a) The design and location of structures and works, particularly in respect of the 

open natural character of hills and ranges, skylines, prominent places and natural 

features,  

(b) Development which is compatible with the surrounding environment including the 

amenity values of adjoining properties,  

(c) The ability to adequately dispose of effluent on site,  

(d) Controlling the generation of noise in back country areas,  

(e) The location of tree planting, particularly in respect of landscape values, natural 

features and ecological values,  

(f) Controlling the spread of wilding trees.  

(g) Encouraging the location and design of buildings to maintain the open natural 

character of hills and ranges without compromising the landscape and amenity 

values of prominent hillsides and terraces.  

Objective 4.3.3 and associated Policy 4.4.2 details rural amenity values as being attributed 

to the open space, landscape, natural character and built environment. Policy 4.4.2 

elaborates the various techniques that can be employed to manage these effects, including 

the avoidance of skyline breaches, the extent to which development is compatible with the 

surrounding environment and consideration with the location of buildings.  

The site sits within the context of the Oturehua township and therefore a degree of 

residential development would not appear incongruous with the prevailing character of the 

town. The scale of development proposed (in terms of allotment sizes and density) is 

consistent with the character of the township all the while noting that effects on the 

environment can be suitably managed or avoided. As a result, the proposal is considered to 

be broadly consistent with the Policy framework noted above.  

Policy 4.4.10 seeks to ensure that subdivision and land use avoids, remedies or mitigates 

adverse effects on a range of matters. These matters are addressed in my assessment of 

environmental effects, and I am generally satisfied that the proposal is not contrary to this 

policy. 

Through conditions of consent, it is considered that suitable provision for servicing can be 

provided to the development, ensuring future residential activities are appropriately serviced. 
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Objective 4.3.7 - Soil Resource  

To maintain the life-supporting capacity of the District’s soil resource to ensure that 

the needs of present and future generations are met.   

Objective 4.3.7 seeks to ensure the life supporting capacity of soils are maintained to ensure 

the needs of present and future generations are met. As assessed, the site does not 

contribute in any meaningful way to the community at present and therefore there will be no 

material change as a result of this proposal on that contribution. The constraints are such 

that the site does not lend itself as one that would likely have a contribution to the community 

in terms of primary production. The site is primarily flood prone which precludes the 

provision of infrastructure and buildings on a large portion of the site, as well as consisting of 

sensitive receptors (wetlands) that impedes efficient productive use (both removing land to 

be used for primary production) in line with the various restrictions imposed under the NES-

FW (notably setback requirements). I consider the proposal is not contrary to this Objective.  

Precedent 

For completeness, it is appropriate at this point to consider precedent. While precedent is 

not an ‘effect’ in of itself, they remain relevant considerations pursuant to sections 

104(1)(b)(vi) and (c) of the RMA.  

Each application needs to be considered on its own merits, noting that Council has full 

discretion when considering an application to subdivide9 or establish residential activities10 in 

the Rural Resource Area. For subdivision of the Rural Resource Area, the assessment 

matters listed under Rule 4.7.4(ii) requires the following matters to be considered 

(paraphrased): 

• Consideration that future building can be suitably absorbed having regard to effects 

on open space, natural character and amenity values of the rural environment; 

• Whether the associated earthworks, planting and driveways will adversely affect 

open space, natural character and amenity values; 

• Whether the building would compromise landscape values; 

• Capability for sustainable use of productive land resources; 

• Adverse cumulative effects when assessed in conjunction with existing and 

consented (unimplemented) development; 

• Reverse sensitivity; and  

• Servicing. 

Broadly speaking, all of the assessment matters noted above requires prospective 

applicants seeking subdivision (in the Rural Resource Area) to satisfy the decision maker 

that effects on the rural environment (my emphasis added) are appropriately avoided, 

remedied or mitigated. Assuming one can satisfactorily demonstrate that effects have been 

suitably avoided or mitigated, then the proposal can be granted. If the effects of the proposal 

are not suitably mitigated or are inappropriate, then that proposal can be declined.   

 

9 Given that subdivision is at a minimum, a Discretionary Activity under Rule 4.7.4(ii).  
10 Where there is more than one dwelling proposed per Title.  
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In my opinion, the Rural Resource Area that applies to the site is not the most appropriate 

zone in terms of the efficient management of the land. The land is constrained from being 

able to be used in any capacity for ‘rural’ purposes given the lack of useable area available, 

its proximity to sensitive receptors and the fact that the site is bound by the Rural Settlement 

Resource Area and the domain (which is designated for recreational purposes).  

In terms of effects, the proposal is considered to generate no more than minor adverse 

effects on the environment, and does not detract from rural amenity values given the lack of 

these values applying, with the site more appropriately lending itself to residential insertion, 

in line with the character of the receiving environment.  

The proposal is considered not contrary to the relevant objectives and policies of the District 

Plan noting that much of the provisions pertaining to the Rural Resource Area are not 

entirely applicable to the subject site.  

The site, while located within the Rural Resource Area, does not automatically suggest 

legitimate ‘rural’ use is most appropriate. The site sits within a clearly defined limit of 

Oturehua with the subdivision effectively replicating the character and form of the township. 

No person will consider the quality or integrity of the Rural Resource Area will be 

undermined by what is a logical change in land use to better utilise the land resource for 

alternative purposes. 

I do not consider by virtue of the site being zoned Rural Resource Area, will a proliferation of 

subdivision occur within all other areas of the Rural Resource Area. Such a conclusion 

ignores the circumstances surrounding the subject site and its proximity within the logical 

extent of the town. For these reasons, I consider the proposal will not result in an adverse 

precedent on the Rural Resource Area generally.  

11 PART 2 ASSESSMENT 

The proposal is consistent with Part 2 of the Act, being the sustainable management of 

natural and physical resources, whilst also protecting the life supporting capacity of 

ecosystems, and avoiding, remedying or mitigating adverse effects on the environment.  

SECTION 5 

The purpose of the Act as stated in s5(1) of the RMA is, “to promote the sustainable 
management of natural and physical resources”.   

Section 5(2) of the Act defines “sustainable management” as:  

… 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) Avoiding, remedying, or mitigating any adverse effects of activities on the 
environment.”   
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As detailed throughout, the density of development proposed is consistent with the intensity 

of development that characterises the wider Oturehua township. 

A myriad of conditions are promoted to mitigate actual and potential adverse effects on the 

environment and therefore effects are considered to be appropriately avoided, remedied or 

mitigated.  

It has been established that the site is constrained in its ability to provide a viable 

contribution for primary production. The proposal is considered to represent sustainable 

management where adverse effects on the environment have been appropriately mitigated 

whilst providing for the social, cultural and economic wellbeing of the applicant. The activity 

represents a logical and appropriate use of the land resource irrespective of the zone that 

applies.    

SECTION 6 

Section 6 relates to matters of national importance. There are no matters of national 

importance that are considered to apply to this site.  

SECTION 7 

Section 7 relates to ‘other matters’. The matters of relevance are considered to be as 

follows: 

(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 

Again, all of these matters have been addressed in the above assessment noting that the 

proposal represents an efficient use of the land through developing the site in a manner that 

does not detract from the character of the surrounding area.  

On balance, the proposal is considered consistent with Section 7 of the RMA. 

SECTION 8 

In achieving the purpose of this Act, all persons exercising functions and powers under it, in 

relation to managing the use, development, and protection of natural and physical resources, 

shall take into account the principles of the Treaty of Waitangi. 

The proposal is not considered to be at odds with the principles of the Treaty of Waitangi.  

CONCLUSION 

When taking a balanced assessment of the proposal, it is considered that the proposal will 

not generate an inappropriate degree of adverse effects on the environment all the while 

generating positive effects in the form of providing for social, cultural and economic 

wellbeing.  

Consequently, the proposal is considered to achieve Part 2 of the Act. 

http://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM435834#DLM435834


44 
 

12 SUMMARY 

Resource consent is sought to undertake a two-lot subdivision of the property at 3381 Ida 

Valley-Omakau Road, Oturehua.  

Overall, the activity is assessed as a non-complying activity. 

The actual and potential effects on the environment have been outlined in section 8 of this 

report where it is concluded that the proposed activity will not have any adverse effects on 

the environment that are more than minor. Accordingly, the proposal does not meet the 

threshold in which to be publicly notified.  

No persons are considered to be adversely affected by the proposed subdivision as detailed 

throughout and therefore the proposal does not warrant Limited Notification.   

Pursuant to Section 106 of the RMA, a consent authority may refuse to grant a subdivision 

consent, or may grant a subdivision consent subject to conditions, if it considers that the land 

is or is likely to be subject to, or is likely to accelerate material damage from natural hazards, 

or where sufficient provision for legal and physical access to each allotment has not been 

made. In this case, access to the proposed allotments have been demonstrated to which 

easements will ensure legal access is maintained. Further, it is demonstrated that the 

subdivision will not exacerbate natural hazards.  

The proposal is considered consistent with the relevant objectives and policies of the 

Operative and Proposed Regional and District Plans and meets the purpose and principles 

of the Resource Management Act 1991.  

With respect to the assessment above, the first gateway test for a non-complying activity 

required under section 104D(1)(a) has been met in that the application will not have an 

adverse effect on the environment which is more than minor. I conclude the effects are no 

more than minor for my reasons set out above.   

With respect to the second gateway test under section 104D(1)(b), the application is 

considered to not be contrary to the relevant policies and objectives of the relevant plans. I 

consider that not all provisions are inherently relevant but those that are, will not be at odds 

with what is proposed and therefore not contrary.  

Accordingly, as the application has passed both of the gateway tests in s104D, I consider 

consent can be granted for this non-complying activity.  
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Jake Woodward

From: Josh Rush <Josh.Rush@nzta.govt.nz>
Sent: Monday, 16 May 2022 7:52 am
To: Jake Woodward
Subject: RE: Consultation with Waka Kotahi NZTA - 3381 Ida Valley-Omakau Road

Hi Jake, 
 
Thank you for requesting comments from Waka Kotahi for your client’s proposal for a four-lot subdivision and related 
access at 3381 Ida Valley-Omakau Road, Oturehua. 
 
After discussing the proposal with the Waka Kotahi engineers, I can confirm that because the property is remote from 
State Highway 85, any transport effects resulting from the proposal will likely have no effect on the state highway 
network. Therefore, this proposal doesn’t affect the interests of Waka Kotahi and no further comments will be given by 
Waka Kotahi. 
 
Please let me know if you require any further information or if you have any questions. 
 
Kind regards, 
 
Joshua Rush 
 
Joshua Rush LLB 

Consultant Planner - Poutiaki Taiao (Environmental Planning) 

Environmental Planning | Transport Services 
 

Email: josh.rush@nzta.govt.nz 

Phone: 07 981 2560 
 

Waka Kotahi NZ Transport Agency 

Hamilton Office, Level 1, Deloitte Building, 24 Anzac Parade 

PO Box 973, Waikato Mail Centre, Hamilton 3240, New Zealand 

twitter | youtube | facebook 
 

 
 

 
 
 
 

From: Jake Woodward <jake@jakewoodward.co.nz>  
Sent: Monday, April 4, 2022 1:18 PM 
To: Josh Rush <Josh.Rush@nzta.govt.nz> 
Subject: RE: Consultation with Waka Kotahi NZTA - 3381 Ida Valley-Omakau Road 
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CAUTION: The sender of this email is from outside Waka Kotahi. Do not click links, attachments, or reply unless you recognise the 
sender’s email address and know the content is safe. 

Hi Josh, 
 
Thanks for your email. Just initial comments/recommendations from Waka Kotahi is all that is needed at this time thanks 
Josh. I will then take those comments/recommendations back to the Client to consider/approve. I will then incorporate 
those comments into the AEE, and I will re-submit to Waka Kotahi for formal APA. 
 
I wanted to check with Waka Kotahi in the first instance before getting too far down the track with the AEE. 
 
Happy to answer any questions if required. 
 
Cheers  
 
Jake Woodward 
Resource Management Planner 
E: jake@jakewoodward.co.nz | P: 022 315 8370  
 

 
 
Visit our website: www.jakewoodward.co.nz 
 

From: Josh Rush <Josh.Rush@nzta.govt.nz>  
Sent: Monday, 4 April 2022 1:14 pm 
To: Jake Woodward <jake@jakewoodward.co.nz> 
Subject: RE: Consultation with Waka Kotahi NZTA - 3381 Ida Valley-Omakau Road 
 
Hi Jake, 
 
My name is Josh and I’ll be processing your client’s application on behalf of Waka Kotahi. I thought I’d send you an email 
to introduce myself and let you know that I’ve begun processing your client’s application. I also had a question with 
regards to the level of response that you and your client were seeking from Waka Kotahi in regard to your proposal. 
Were you seeking high-level comments on the proposal only or were you applying for formal affected party approval 
from Waka Kotahi for the proposal? 
 
Once I receive your response, I’ll be able to continue processing the application. 
 
Please let me know if you have any questions or wish to discuss anything further. 
 
Kind regards, 
 
Joshua Rush 
 
Joshua Rush LLB 

Consultant Planner - Poutiaki Taiao (Environmental Planning) 

Environmental Planning | Transport Services 
 



3

Email: josh.rush@nzta.govt.nz 

Phone: 07 981 2560 
 

Waka Kotahi NZ Transport Agency 

Hamilton Office, Level 1, Deloitte Building, 24 Anzac Parade 

PO Box 973, Waikato Mail Centre, Hamilton 3240, New Zealand 

twitter | youtube | facebook 
 

 
 

 
 

From: Jake Woodward <jake@jakewoodward.co.nz>  
Sent: Thursday, March 31, 2022 1:46 PM 
To: Environmental Planning <EnvironmentalPlanning@nzta.govt.nz> 
Subject: Consultation with Waka Kotahi NZTA - 3381 Ida Valley-Omakau Road 
 

CAUTION: The sender of this email is from outside Waka Kotahi. Do not click links, attachments, or reply unless you recognise the 
sender’s email address and know the content is safe. 

Good afternoon, 
 
We are in the process of applying for resource consent to subdivide the property at Lot 6 DP 435809 – 3381 Ida Valley-
Omakau Road. A copy of the proposed scheme plan is attached.  
 
The site adjoins that of the State Highway and we would like to undertake initial consultation with Waka Kotahi to 
ascertain the suitability of the proposed access points as detailed on the scheme plan. The access points have been 
designed to take account a gradient change between the road and the site, hence a parallel access. In order to alleviate 
any concerns with the access running parallel with the State Highway, the applicant has already planted some 
shrubs/trees between the road and the right of way. 
 
We would appreciate thoughts from Waka Kotahi on this before we file for resource consent.  
 
Regards  
 
Jake Woodward 
Resource Management Planner 
E: jake@jakewoodward.co.nz | P: 022 315 8370  
 

 
 
Visit our website: www.jakewoodward.co.nz 
 
This message, together with any attachments, may contain information that is classified and/or subject to legal privilege. 
Any classification markings must be adhered to. If you are not the intended recipient, you must not peruse, disclose, 
disseminate, copy or use the message in any way. If you have received this message in error, please notify us 
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immediately by return email and then destroy the original message. This communication may be accessed or retained by 
Waka Kotahi NZ Transport Agency for information assurance purposes.  
This message, together with any attachments, may contain information that is classified and/or subject to legal privilege. 
Any classification markings must be adhered to. If you are not the intended recipient, you must not peruse, disclose, 
disseminate, copy or use the message in any way. If you have received this message in error, please notify us 
immediately by return email and then destroy the original message. This communication may be accessed or retained by 
Waka Kotahi NZ Transport Agency for information assurance purposes.  
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Jake Woodward

From: Jillian Sullivan <jilliansullivan25@gmail.com>
Sent: Sunday, 6 March 2022 10:57 am
To: Jake Woodward
Subject: Fwd: Water connections

Hi Jake, 
Confirmation that these new sections will be connected to the Oturehua Water Company supply. 
I will confirm with you in next day how the sections will be configured. 
Cheers, 
Jillian 
 
 

Begin forwarded message: 
 
From: "Barry Becker" <jamb42@farmside.co.nz> 
Subject: RE: Water connections 
Date: 6 March 2022 at 10:38:04 AM NZDT 
To: "'Jillian Sullivan'" <jilliansullivan25@gmail.com> 
 
Hi Jillian 
  
As explained the other night the water scheme has enough water to supply a huge number of houses 
more than it supplies now. 
I see no problem in connecting to the scheme as the pipeline goes up through your land to the domain. 
  
Barry 
  

From: Jillian Sullivan [mailto:jilliansullivan25@gmail.com]  
Sent: Tuesday, March 01, 2022 9:49 AM 
To: jamb42@farmside.co.nz 
Subject: Water connections 
  
Dear Barry, 
I am proposing to subdivide my property to create 3 sections, two of approximately 3000m2 and 
one of 2000m2 between the community sports grounds and my driveway next door to Lorna’s 
house. Is it possible to have connections from the Oturehua Water Company for these three 
sections? (two of which will be put on the market). As well I will meet with and speak to a 
representative from the Oturehua Winter Sports Club re the subdivision as the land is next door 
to community facilities. 
Thank you for your time and consideration. 
Best wishes, 
Jillian 
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Jake Woodward

From: Mark Hastie <MHastie@powernet.co.nz>
Sent: Wednesday, 13 April 2022 1:25 pm
To: jake@jakewoodward.co.nz
Subject: FW: Request for confirmation of service availability 3381 Ida Valley-Omakau Road 
Attachments: 6106-1015-001 SCHEME PLAN DRAFT ONLY.pdf

Hi Jake 
 
Power supply is available to the proposed lots, however any extension or upgrade to the network would be at the 
property owners cost. 
 
Should you wish to make an application for supply, please use the link below. 
 
https://powernet.co.nz/your-power-supply/subdivisions/ 
 
 
Cheers 
Mark 
 
  

Mark Hastie 
Planning Leader East 
88 Charlotte Street, Balclutha, PO Box:1642, Invercargill 9840, New Zealand 
Phone:+64 3 211 1899, DDI:+64 3 419 0129, Mobile:+64 27 657 1434 
Electricity Faults (call free) 24 hours: 0800 808 587 
www.powernet.co.nz 

 
This communication is confidential and may be legally privileged. If you have received it by mistake you must not use, disclose, copy or retain it. Please 
immediately notify us by return e-mail and then delete the e-mail concerned. 
  
To visit or work on PowerNet worksites you must produce your My Vaccine Pass. Photo ID may also be requested. 
  
Customer service is important to us at PowerNet. If for any reason we don’t meet your expectations we would like the opportunity to work through a 
solution with you, please call our office on 03 211 1899. If we are unable to resolve your concern there is a free and independent resolution service 
available through Utilities Disputes Limited www.utilitiesdisputes.co.nz 
  
Please consider the environment before printing this e-mail. 
 
 
 
 

From: Jake Woodward <jake@jakewoodward.co.nz>  
Sent: Friday, 1 April 2022 8:20 a.m. 
To: enquiries <enquiries@powernet.co.nz> 
Subject: Request for confirmation of service availability 3381 Ida Valley-Omakau Road 
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WARNING: This email originated outside the organization. Please do not reply, click links, or open 
attachments unless you were expecting this email. 

Good morning 
 
We are in the process of applying for resource consent to subdivide the property at Lot 6 DP 435809 – 3381 Ida Valley-
Omakau Road. A copy of the proposed scheme plan is attached.  
 
We seek confirmation of availability of power supply to all Lots within the new subdivision, namely the two proposed 
platforms. 
 
Please let me know if you are in a position to confirm a supply. 
 
Regards                              
 
Jake Woodward 
Resource Management Planner 
E: jake@jakewoodward.co.nz | P: 022 315 8370  
 

 
 
Visit our website: www.jakewoodward.co.nz 
 



 
13 June 2022 
 
 
Dear Jake Woodward, 
 
 
Thank you for your enquiry regarding information that the Otago Regional Council may hold regarding potential soil 
contamination at the properties indicated below: 
 

Address Valuation Number / Legal Description 
3381 Ida Valley-Omakau Road, Oturehua 28260/06104 / LOT 6 DP 435809 

 
The Otago Regional Council maintains a database of properties where information is held regarding current or past 
land-uses that have the potential to contaminate land. Land-uses that have the potential to contaminate land are 
outlined in the Ministry for the Environment’s Hazardous Activities and Industries List (HAIL).  
 
Where investigation has been completed, results have been compared to relevant soil guideline values. The 
database is continually under development and should not be regarded as a complete record of all properties in 
Otago. The absence of available information does not necessarily mean that the property is uncontaminated; rather 
no information exists on the database. You may also wish to examine the property file at the relevant City or District 
Council to check if there is any evidence that activities occurring on the HAIL have taken place.  
 
I can confirm that: 
 

The above land does not currently appear on the database. 
 
If your enquiry relates to a rural property, please note that many current and past activities undertaken on farms 
may not be listed on the database, as they can be more difficult to identify. Activities such as use, storage, 
formulation, and disposal of pesticides, offal pits, landfills, animal dips, and fuel tanks have the potential to 
contaminated land.  
 
Similarly, the long-term use of lead-based paints on buildings can, in some cases, cause soil contamination. The 
use of lead-based paint is generally not recorded on the database. 

 
 
Please feel free to contact me if you have any other enquires, or you would like to discuss the matter further. 
 
 
Kind Regards, 

 
 
 
 
 

Shannen Barns 
Environmental Officer 
 
 
The enclosed/attached information is derived from the Otago Regional contaminated land register and is being disclosed to you 
pursuant to the Local Government Official Information and Meetings Act 1987. This information reflects the Otago Regional 
Council’s current understanding of this site, which is based solely on the information obtained by the Council and held on record.  
It is disclosed only as a copy of those records and is not intended to provide a full, complete or entirely accurate assessment of 
the site. Accordingly, the Otago Regional Council is not in a position to warrant that the information is complete or without error 
and accepts no liability for any inaccuracy in, or omission from, this information.  Any person receiving and using this information 
is bound by the provisions of the Privacy Act 1993. 
 
 

http://www.mfe.govt.nz/land/risks-contaminated-land/my-land-contaminated/hazardous-activities-and-industries-list-hail


 
 
 

HAIL Status 

Verified HAIL Information has been provided confirming, more likely than not, that an 
activity or industry described in the HAIL is being or has been undertaken 
on the site.  

Unverified HAIL Information has been provided that suggests an activity or industry 
described in the HAIL is or has been undertaken on the site; however, this 
information has not been verified.  

Verified non-HAIL – more likely than not It has been established, more likely than not, that an activity or industry 
described in the HAIL has not been undertaken on the site at the time of 
listing. 

 
Contamination Status 
 
Contaminated for <Context>  The site has been investigated and results demonstrate that there are hazardous 

substances in or on the land at the site that have, or are reasonably likely to have 
significant adverse effects on the environment.  
<Context> refers to the current or proposed site use and/or on/off-site ecological 
receptors. 

Managed for <Context> The site has been investigated and results demonstrate that there are hazardous 
substances present at the site that have the potential to pose risks to human 
health or the environment. However, those risks are considered managed for 
<context> because 

- The nature of the use of the site prevents human and/or ecological 
exposure to the hazard; and/or 

- The land has been altered in some way and/or restrictions have been 
placed on the way it used to prevent human and/or ecological exposure 
to the hazard. 

Acceptable for <Context> The site has been investigated and results demonstrate that there are hazardous 
substances present at the site, but assessment indicates that any adverse effects 
or risks to human health are considered to be so low as to be acceptable for 
<context>. 

At or Below Background 
Concentrations 

The site has been investigated or remediated. The investigation or post-
remediation validation results confirm that there are no hazardous substances 
above local background concentrations. Local background concentrations are 
those that occur naturally in the area. The investigation or validation sampling has 
been sufficiently detailed to characterize the site. 

Partially investigated The site has been partially investigated. Investigations have been conducted that 
–  

- Demonstrate there are hazardous substances present; however, there 
is insufficient information to quantify any adverse effects or risks to 
human health or the environment; or, 

- Do not adequately verify the presence or absence of contamination 
associated with all HAIL activities that have been undertaken on the site. 

Not Investigated The soils at the site have not been subject to investigation. Contamination may 
have occurred but should not be assumed to have occurred. 

New Information New information has been received. This information is currently being assessed 
prior to assigning a site status.  
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Ref: 22137 
November, 2022 
 
Jillian Sullivan 
3381 Ida Valley – Omakau Road 
Oturehua  
 
 
 

RE: 3381 Ida Valley - Omakau Road Wetland Delineation 
 

1 Introduction 

Jillian Sullivan is seeking to subdivide her property located at 3381 Ida Valley – 
Omakau Road. A potential wetland was noted to extend the majority of the 
roadside boundary. Earthworks associated with the establishment of a 
driveway(s) and building platform(s) may disturb the wetland feature and may 
require resource consent under the National Policy Statement for Freshwater 
Management (NPS-FM) 2020. In order to determine if consent is required to 
undertake the earthworks to form the driveway and building platform Mrs Sullivan 
commissioned e3Scientific Limited to confirm if the wetland feature is an inland 
natural wetland(s) and therefore subject to the provisions of the NPS-FM.   
 

1.1 Scope of Work 

e3Scientific completed a site visit and field investigation on the 27 October 2022.  
The investigation included a survey of the vegetation, hydrology, and soils to 
determine if the wetland feature was an inland nature wetland as described 
under the NPS-FM.  
 
2 Environmental context  

The study area is located on a river terrace above the Ida Burn which is located 
approximately 170 m to the northwest. The study area is undulating with an 
elevation of approximately 505 masl and gently slopes (<5°) toward depressions, 
drains and a large wetland to the west. The area is highly modified and 
dominated by both exotic hydrophyte and pasture species.  
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The vegetation on site is dominated by brown top (Agrostis capillaris) and white 
clover (Trifolium repens) with less prevalent species including yarrow (Achillea 
millefolium), broad leaf dock (Rumex obtusifolius) and catsear (Hypochaeris 
radicata). Where depressions occur and water availability is higher other species 
are present that consist of hydrophytes such as the native wiwi (Juncus Edgariae) 
and exotic creeping bent (Agrostis stolonifera) in addition to scattered jointed 
rush (Juncus articulates) and crack willow (Salix x fragilis). 
 
The geology of the area is late Pleistocene river deposits which consist of 
undifferentiated gravel, sand and silt of low river terraces (GNS, 2022). 
 
3 Natural Inland Wetland Status  

An e3Scientific terrestrial ecologist completed a detailed wetland assessment 
and delineation of the study area on 27 October 2022. Light rain was intermittently 
falling during the visit. However, it was concluded that the ground conditions were 
representative of the season and unlikely to have been affected by recent 
precipitation.  
 
The wetland assessment followed the MfE 2020 and 2021 wetland delineation 
protocols. This protocol uses three criteria for identifying and delineating wetlands 
including vegetation, soils, and hydrology. Detailed analysis of these three 
attributes was undertaken at two locations, one within the wet feature and one 
on the adjacent upland area. The locations of the wetland and upland 
assessments are provided in Figure 2. The New Zealand Wetland Delineation Data 
Forms were completed in depth at thesampling locations once variability across 
the site was established and characteristic areas could be selected. 
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Figure 1: Site layout and assessment locations*.  

*We note that the wetland extent continues to the southwest. The wetland has not been fully 

mapped as the area to the south will not be impacted by the proposed earthworks.  

 
For the purpose of the wetland delineation one representative wetland 
community was selected following an observation assessment of vegetation and 
soil coring of the depression’s extent. The upland location was situated 
approximately 4.5 m to the west of the wetland quadrat with vegetation cover, 
soil composition and hydrology across the upper slope recorded.  
 

3.1 Upland Quadrat  

The upland assessment location was located west of the wetland quadrat within 
a pasture community. The sites elevation was approximately one meter above 
that of the lowest point of the identified wetland feature.  The sampling location 
(labelled as upland quadrat on Figure 2) was clearly of upland conditions 
exhibiting no wetland characteristics.  
 
The site contained dry soils lacking any evidence of extended periods of soil 
saturation and no wetland species were recorded. The location failed all three 
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wetland indicators included in the New Zealand Wetland Delineation Data Forms 
(Attachment B).  
 

  
Plate 1: Upland Site (left) and associated soil profile (right).  

 

3.2 Wetland Quadrat  

The wetland quadrat location (labelled wetland quadrat on Figure 1) was 
situated in the centre of the identified depression within a rushland and rank grass 
community. There were wetter areas in close proximity to the quadrat, but the 
sampling location selected reflected the most common surface and vegetation 
characteristics including saturated ground.  
 
The wetland quadrat exhibited clear indicators of wetland hydrology (isolated 
perched surface saturation and water table recharge to within 10cm of surface), 
and wetland vegetation, passing both the dominance and prevalence index 
tests. The soil analysis also recorded gley soils that are typical of a wetland 
environment. This quadrat passed all three of the wetland indicators and it was 
found to be a natural inland wetland in accordance with the NPS-FM..  
 

  
Plate 2: Wetland quadrat (left) with associated soils and visible water table (right). 
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4 Summary  

e3Scientific performed remote desktop and field-based site reconnaissance to 
delineate the boundary of a wetland adjacent to earthworks associated with the 
proposed subdivision activities. The detailed assessment of the soils, vegetation, 
and hydrology of the area confirmed a natural inland wetland is present along 
the majority of the roadside boundary excluding a seven-meter-wide strip on the 
north east edge. 
 
Earthworks within a wetland or within a 10-metre setback (54b) or discharges 
within 100 m of a natural wetland (54c) are non-complying activities under 
regulation 54 of the Resource Management (National Environmental Standards 
for Freshwater) Regulations 2020 (NES-FW 2020).  

Figure 2: Regulation 54 of the Resource Management (National Environmental 
Standards for Freshwater) Regulations 2020. 
 
If you have any questions regarding the information provided in this letter, please 
contact Liam Salemink-Waldren on 03 409 8664 or via email at 
liam.salemink@e3scientific.co.nz. 
 
 
 
Yours sincerely, 
 
 
 
 
Liam Salemink-Waldren 
Terrestrial Ecologist 
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Attachments: 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

Attachment  A: Wetland assessment under the NPS-FM 
2020 flowchart. 
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Attachment B: New Zealand Wetland Delineation Data 
Forms. 
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Ref: 22137.B 
7 July 2023 
 
Jillian Sullivan 
c/o Jake Woodward 
 
 
RE: Effects of Onsite Wastewater Discharge to Nearby Wetlands 

Technical Review 
 

1 Introduction 

Jillian Sullivan (“the Client”) is undertaking a subdivision of a ~8ha piece of land 
located at 3881 Ida Valley-Omakau Road, Ōtūrehua situated between the Ida 
Burn/Ōmakau and Ida Valley-Omakau Road. The attached scheme plan 
indicates that Lot 1 (0.678 ha) will be separated from Lot 2 (7.398 ha) being a 
proposed subdivision of Lot 6 DP 435809. 
 
Lot 1 includes a 476 m2 building platform, an access road along the eastern 
boundary, and a curvilinear wetland feature. An area of curtilage is separated 
from the wider lot using buffer distances of 10 m from the boundary and 10 m from 
the wetland.  
 
The Client has received feedback from the Territorial Authority that they need to 
provide a more detailed assessment of the effects of any discharge of domestic 
wastewater to land on nearby water bodies and wetlands.  
 

1.1 Scope of Work 

The scope of work covered in this letter report is limited to a technical review of 
the available information and assessment of effects from the proposed onsite 
wastewater system on nearby wetlands and surface water bodies. Information 
reviewed included: 

• Assessment of Environmental Effects – 3881 Ida Valley-Omakau Road, 
Oturehua (JPW Consulting Limited, 2023) 

o Appendix B – Updated Scheme Plan (SurveyWorx, 2022) 
o Appendix E – Wastewater assessment (Kirk Roberts, 2022) 
o Appendix J – Wetland Assessment (e3Scientific Limited, 2022) 
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2 Site Conditions  

2.1 Topography 

A high-resolution topographical survey has not been undertaken at this site. The 
highest resolution data available is the LINZ 8m DEM which is not suitable for the 
contour variation on site. Therefore, estimates of elevation change across the site 
are based on field observations and some high-level field measurements.  
 
In general, the site is gently sloping west toward the Ida Burn/Ōmakau. There are 
two small terraces located within Lot 1. At the base of each terrace are small 
depressions where surface water has eroded a channel. It appears that these 
channels may have been modified slightly by previous landowners. The channel 
that cuts through the NE side of Lot 1 was measured to be 0.5 m below the surface 
level of the site. 
 

2.2 Nearby Surface Water Bodies 

The Ida Burn/Ōmakau is located more than 120 metres to the west of the site 
(Figure 1).  
 
Between the site and the Ida Burn/Ōmakau there are several drainage features 
and a small area of open surface water. Anecdotal evidence suggests these are 
spring fed wetlands, with springs occurring in the east and water flowing west 
down valley towards the open water area and beyond to the Ida Burn/Ōmakau.  
 
Based on photographs taken of the springs, they appear to be flowing at <1 L/s. 
 

2.3 Nearby Wetlands  

The e3scientific (2022) wetland assessment identified that there was a curvilinear 
depression-type wetland feature within the proposed Lot 1 which originates in the 
northeast side of the site and continues to the southwest in a similar manner to the 
larger network of wetland features to the west of Lot 1 (Figure 1).  
 
The Kirk Roberts and Meyer-Cruden site assessments also identified the springs to 
the west of Lot 1 and the “runoff” channel which traversed the northeast corner 
of the site.  
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Despite not being verified by e3scientific using the appropriate methods, it is likely 
that all of the spring and ditch features across Lot 6 DP 435809 are also natural 
inland wetlands (Figure 1).  
 
ORC (2012) noted that drilling has shown a thin veneer of Pleistocene gravels is 
typically underlain by a shallow clay pan which acts as a barrier to groundwater 
drainage. The wetlands of the Ida Burn Valley are likely to form in areas where 
there are large permeability contrasts in the sediments or where surface gravel 
deposits are thinner. 
 

2.4 Groundwater 

2.4.1 Site Groundwater levels 

A shallow unconfined groundwater table has been identified at various depths 
within proposed Lot 1.  

• e3scientific identified a water table in the bottom of the ephemeral 
wetland ditch, approximately 0.15 m below ground level. As the ditch was 
also about 0.5 m below the surface of the remainder of the site, the water 
table may be about 0.65 m below the surface of the site at this location.  

• Kirk Roberts identified a water table at from 700 mm below ground level on 
the site during winter conditions.  

• A site and soil assessment by Meyer Cruden (2016) indicated that in 
summer the water table was 1.3 m below ground surface.  

 
Despite being one of the driest valleys in Otago, the water table is observed to 
seasonally vary from 0.65 to 1.3 mbRL, (metres below the relative level of Lot 1’s 
building platform). This variation is likely due to recharge occurring in the 
headwaters of the Ida Burn during winter when evapotranspiration is limited. ORC 
maintain a rainfall gauge at the Hills Creek bridge which recorded 523 mm during 
2022 and rainfall ranges from 300 – 700 mm/yr, with only 12% of this recharging 
below the soil profile (ORC, 2012). 
 

2.4.2 Site Domestic Water Supply 

The town supply is currently serviced by the Hawkdun-Idaburn Irrigation Company 
with a take located at “A spring fed unnamed tributary of the Ida Burn, 
approximately 300 metres south of the intersection of Hills Road and Ida Valley-
Omakau Road, Oturehua, Central Otago” (RM2006.283.V2).  
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2.4.3 Local Groundwater flow direction 

Groundwater flow direction has not been assessed by Kirk Roberts or Meyer-
Cruden, however ORC have undertaken some investigations into groundwater in 
the Ida Burn (ORC, 2012). It could be reasonably expected to be a subdued 
reflection of topography; this is somewhat confirmed by the identification of 
springs nearby and the subsequent outflow direction from these springs indicating 
a generally down-valley flow direction. In addition, there will be groundwater flow 
from the valley sides as identified by the town supply take located to the 
southeast of the site at the toe of the slope (Figure 2).  
 

2.4.4 Local Groundwater Quality 

ORC (2012) undertook some aquifer testing at four sites in the Pool Burn end of the 
the wider Ida Burn/Pool Burn Catchment. However, local land use in the Pool Burn 
catchment is similar to that upgradient of the site in the headwaters of the Ida 
Burn and so may be considered that is likely to be consistent across the whole 
catchment.  
 
Concentrations of nutrients were elevated above background, with nitrate 
nitrogen (NO3-N) concentrations ranging from 1.5 to 4.5 g/m3, ammoniacal 
nitrogen (NH4-N) from <0.01 to 0.02 g/m3, and Dissolved Reactive Phosphorus 
(DRP) from <0.005 to 0.052 g/m3. Nutrient values indicate that fertiliser use is 
affecting groundwater quality (ORC, 2012). This leaching indicates groundwaters 
are migrating down valley and therefore are not stagnant.  
 
 

2.5 Site and Soil Assessments 

As part of the requirements of ASNZS:1547 (2012), a site and soil assessment should 
be undertaken to provide the basic information required for the design and 
appropriate siting of an onsite wastewater system and disposal field/land 
treatment area (LTA). Kirk Roberts have undertaken a site and soil assessment 
which also includes reference to a previous site and soil assessment by Meyer 
Cruden (2016).  test pit locations are included in Figure 1. 
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2.5.1 Assessment of Soil Category and DIR 

Kirk Roberts and Meyer-Cruden identify 0.3 m of topsoil and reasonably 
permeable alluvial soils (1 m thickness) over deeper clays and classify them as soil 
category 1 and 2 over soil category 6.  This confirms the findings of ORC (2012) 
and indicates that the thin alluvial deposit is likely the cause of nearby wetlands. 
 
Based on this assessment, Kirk Roberts have suggested that either subsurface 
pressure compensated dripline irrigation (PCD), or a mounded LTA would be 
suitable for overcoming the limitations of the site conditions. A design irrigation 
rate for an LTA using subsurface dripline would be 2 mm/day or for mounds could 
be 5 mm/day.  
 
The site and soil assessments both recommended a wastewater treatment plant 
capable of treating effluent to meet secondary treatment standards would be 
appropriate for the site. 
 

2.5.2 Scenarios for LTA design and Discharge quality 

While the occupancy of the proposed dwelling on Lot 1 has not been determined 
a medium-scale estimate of 4 bedrooms and 8 full time occupants and a high 
scale estimate of 6 bedrooms and 12 fulltime occupants is proposed in order to 
assess potential discharge parameters. Volumes generated under these scenarios 
use 200 L of black and grey water per person per day, which generates a total 
daily volumes of 1,600 to 2,400 L. 
 
Based on these volumes, a mounded LTA would be sized between 320 - 480 m2 
while a PCD dripline would require 800 -1200 m2. As the groundwater is so near to 
the surface it is recommended that mounds are used to maintain a buffer of at 
least 1 m between the discharge depth above the groundwater table in winter 
(<0.65 mbRL); that would require mounds to be formed which discharge at 0.35 
m above RL. However, with careful design a subsurface PCD system may be 
suitable. 
 
Discharge quality depends on the treatment unit, however a secondary standard 
put forward by Andrew Dakers (onsite wastewater New Zealand, accessed 
6/7/23) requires treatment of TSS to 30 g/m3 and BOD to 20 g/m3. In addition, it is 
recommended that systems have an aerated/oxic and anoxic recirculating 
phase to reduce nitrate concentrations to as low as possible (e.g., <30 g TN/m3). 
As there are no immediate downgradient water users a strict standard for E.coli 

https://onsitenewz.wordpress.com/2021/02/05/achieving-effective-communication-within-the-on-site-wastewater-management-community-swans-workshop-3-march-2021/
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may not be required, with most systems meeting the required limits <100,000 
MPN/100mL with filtration. After discharge to land, high levels of removal occur 
during migration through soil by adsorption, assimilation, and mechanical 
destruction of bacteria with often 3 log removal occurring over 1 m of unsaturated 
soils (e.g., <100 MPN/100mL) prior to entering groundwater. 
 
Treatment to these concentrations is achievable for some of the available 
wastewater treatment systems on the market (e.g., Innoflow), Thus the potential 
loads to the site LTA are calculated in Table 1. 
 

Table 1. Scenarios for Discharged Treated Effluent Quality and Loadings 

Determinands units BOD TSS  TN 
Expected Secondary 

Treated effluent 
g/m3 <20 <30 <30 

Scenario 2 – High – 
2400 L/day 

g/d 48 72 72 
kg/yr 18 26 26 

kg/ha/yr 26 39 39 
Scenario 1 – medium 

– 1600 L/day 
g/d 32 48 48 

kg/yr 12 18 18 
kg/ha/yr 17 26 26 

 
As there is no cut and carry proposed, it is likely in the long term that the daily 
nitrogen load (48 - 72 g/day) will eventually migrate to groundwater as the soils 
reach saturation with respect to nitrogen concentrations. Phosphorous is more 
likely to bind to sediments within the LTA, and it is expected that limited leaching 
will occur in the long term. 
 
The design irrigation rates provided by Kirk Roberts are based on the ASNZS:1457 
(2012) which are designed to be conservative such that the derived area for the 
LTA is of suitable size for assimilating the annual TSS and BOD loading without 
leading to adverse soil health and subsequent failure of the LTA to further treat 
the discharged effluent. Thus, for a long-term outlook as suitable for design life of 
the LTA and treatment system, the LTA should provide significant additional 
treatment of the already secondary treated effluent, including the removal of 
faecal bacteria at a rate of 3 log units per metre of unsaturated soil. 
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3 Effects of a Discharge to Land on Nearby Wetlands 

This assessment of effects is based on the above review of site conditions, 
proposed potential types of LTA and their design irrigation rates, and with effluent 
treated to a secondary treatment standard. The effects can be considered in two 
parts, firstly the quantity of water discharging to land and its effects on 
groundwater levels; and secondly the quality of water discharging to land and its 
effect on the quality of groundwater and surface water connected to 
groundwater.  
 

3.1 Effects on groundwater levels 

As the town’s water supply is from a spring 220 m immediately SE of the site, the 
water removed from the upgradient catchment for domestic supply is returned 
to the catchment within 220 m downgradient of the take via these discharges. 
The catchment is a very small tributary of the Ida Burn, however as flow in the Ida 
Burn is primarily recharged by rainfall in its headwaters, the effects of the take and 
discharge on the groundwater table are expected to be low. The adverse effects 
of this discharge on groundwater levels are therefore likely to be less than minor 
and may even provide a beneficial recharge of the aquifer to return to a 
proportion of the pre-take levels.  
 
Surface water recharge from groundwater is primarily controlled by upgradient 
head, episodic recharge from widespread rainfall events, and seasonal variation 
in evapotranspiration. While lateral flow is likely along the interface between the 
fluvial gravel deposit and the clay pan deposit, the direction of groundwater flow 
has not been assessed. The effects of the discharge on groundwater levels and 
thus on the nearby surface water springs and wetlands are therefore likely to be 
less than minor and may even be beneficial in returning some of the removed 
water to the local catchment. 
 

3.2 Effects on groundwater and surface water quality 

The water take for the town supply is upgradient of the site and as such there are 
no adverse effects on nearby domestic supply. The nearest downgradient bore is 
H41/0186 which is over 8 km down valley from the site but is used for domestic 
supply, due to the distance from the site there are unlikely to be any direct effects 
from this discharge over and above the cumulative effects from the Oturehua 



 
 

P a g e  | 8 

Arrow Lane Arrowtown • Ph: (03) 409 8664 • www.e3scientific.co.nz 

township and upgradient land use activities such as intensive farming. Therefore, 
the effects on human drinking water is less than minor.  
 
Thus, the key receptors are any nearby surface water connected to the 
groundwater, the nearby wetlands, and any aquatic ecological receptors 
therein. Existing groundwater and surface water quality are expected to be 
generally good however with elevated nutrients (see Section 2.4.4), likely from 
upgradient use of fertilisers (ORC, 2012 and neighbouring properties discharging 
treated wastewater to land to the southwest of the site under permitted activity 
status or established prior to the NES-F. 
The springs feeding surface water bodies and unverified wetlands to the west of 
the site are likely to be the downgradient receptors of any groundwater impacted 
by the discharge of wastewater to land, as the verified onsite wetland delineated 
by e3scientific is not connected to groundwater directly (Figure 1).  Therefore, the 
effects on the onsite wetland will be less than minor. 
 
The springs to the west of Lot 1 were observed as flowing at <1 L/s, or <86,400 
L/day. The additional water discharged to land would therefore be equivalent to 
between 1.8% - 2.7% of the volume discharged at the spring, or a dilution factor 
of >1:35. Thus, if the treated effluent quality meets expectations as provided in 
Table 1, then any nitrate migrating offsite could be diluted at a rate of 1:35, which 
would reduce concentrations to levels similar (if not less than) those observed in 
the catchment already (ORC, 2012) which ranged from 1.5 – 4.5 g NO3-N/m3.  For 
groundwaters recharging surface water bodies and wetlands nearby, the effects 
are expected by less than minor, with potential for only very low levels of nutrients 
to discharge into the wetland. 
 
Wetlands provide the ideal conditions to support bacteria or plants to fully 
metabolise and take up most nutrients, and provide the redox conditions required 
to reduce nitrates to nitrogen gas. It is therefore likely that the effects on the 
downgradient, nearby wetlands and surface water bodies are less than minor, 
and that the wetland would possibly provide further polishing of any discharge 
that did reach the wetland. It was observed that the wetlands have been fenced 
off and a riparian margin planted which will improve the filtering activity of the 
wetland.  
 
Based on the above assessment of effects on water quality from the discharge to 
land that may enter groundwater and surface water bodies and wetlands 
connected that groundwater, these are highly likely to be less than minor.  
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3.3 Cumulative Effects 

There are some cumulative effects associated with the use of fertilisers on 
groundwater and surface water quality in the upgradient catchment, these are 
likely to overprint those of the discharge of secondary treated wastewater to land 
at this site, and of the wider Oturehua town. No other residence in Otureheua 
currently has a discharge permit despite being in similar locations close to 
wetlands, likely because the onsite wastewater systems were established prior to 
the NES-F. The township is small; in total it is estimated that 112 people live in the 
township. The addition of between 8 and 12 fulltime occupants at this site is 
equivalent to an increase of 7-10% of the resident population.  
 
Ongoing population increases at the township will require a wider planning 
approach that includes the assessment of the cumulative effects on groundwater 
and surface water connected to groundwater as noted at other growing 
townships in Otago located above or adjacent to shallow unconfined alluvial 
ribbon aquifers (e.g., Cardona, Glenorchy). However, based on the contribution 
of this site to the already existing cumulative effects on water quality of the Ida 
Burn/Ōmakau catchment, it is expected the effects will be less than minor. 
 
4 Summary and Conclusions 

For this assessment to be valid, the design of the onsite wastewater treatment 
system and land treatment area must be equivalent or less in scale to that 
assessed above. Namely, a treatment system capable of meeting the secondary 
standards for treated effluent (BOD/TSS/TN <30 g/m3) and a LTA sized for the 
suggested design irrigation rates of 5 mm/day for mounds or 2 mm/day for PCD 
subsurface dripline, and the eventual occupancy design of the dwelling. 
 
While nearby receptors are sensitive, with a well designed and constructed 
wastewater treatment system the direct and cumulative effects of the discharge 
of treated wastewater to land will be less than minor.   
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If you have any questions regarding the information provided in this letter, please 
contact Simon Bloomberg on 03 409 8664 or via email at 
simon.bloomberg@e3scientific.co.nz 
 
Yours sincerely, 
 

 
Simon Bloomberg 
Senior Environmental Scientist 
 
 
 
 
Attachments 
Attachment A: Site Maps 
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Attachment A: Site Maps (Figure 1 and 2) 
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Figure 1. Site features, including wetlands, Lot 1, and potential LTA areas. 
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Figure 2. Expected groundwater and surface water flow directions. 
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To: Maniototo Contracting (2004) Limited

PO Box 10
Ranfurly 9353
NEW ZEALAND

Customer Jillian Sullivan

Overdue
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Total NZD Due
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Amount Enclosed

Enter the amount you are paying above

STATEMENT - Activity
Jillian Sullivan
NEW ZEALAND

From Date
1 Jan 2022
To Date
8 Feb 2022

GST Number
088-941-985

Maniototo Contracting
(2004) Limited
PO Box 10
Ranfurly 9353
NEW ZEALAND

Date Activity Reference Due Date Invoice Amount Payments Balance NZD

1 Jan 2022 Opening Balance         0.00

31 Jan 2022 Invoice # 42109 J22553 20 Feb 2022 810.75 810.75

BALANCE DUE NZD   810.75
Thank you. Your custom is appreciated.

Payments can be made to:
Maniototo Contracting (2004) Limited
BNZ Bank
02-0466-0348949-00

All costs incurred in the collection of overdue accounts are payable by the debtor.
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GST # 088 941 985
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$602.60
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31/01/2023

CREDIT ADJUSTMENT NOTE NO. 44070
FOR TAX INVOICE NO. 44070

Jillian Sullivan

 

 Job No.: 24450
 Site: Gillian Sullivan
 Site Contact:  

Description
Credit note:
Credit $4 bale for 131 small square bales purchased.
 
Note : 291 bales made in total - 80 bales left on site and 80 bales taken in leu for payment
leaving 131 bales as a creddit

Thank you, your custom is much appreciated. Sub-Total $524.00
GST $78.60

Total $602.60
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