4 August 2021

Landpro Reference: 20422
Council Reference: RC210142

Central Otago District Council
1 Dunorling Street
Alexandra, 9320

Dear Kirstyn,
Re: Request for Further Information under Section 92(1) of the Resource Management Act 1991 –
Application for Douglas Developments Ltd

In reference to your request for further information dated 8 June 2021, please find outlined below our
response to this request.

1

Landscape Assessment Memo

A landscape assessment memo has been provided by Align, as attached in Appendix A. They consider
that “the effects of the proposal on rural character, rural amenity and landscape character range from low to
moderate (negative) depending on the viewpoint”. To mitigate potential adverse effects from the
proposed development on rural character, rural amenity, and landscape character, the applicant is
proposing to install screen planting along the northern boundary, on Lot 17 in the area adjacent to lots
10 through 7. Due to the lack of water currently located on the upper terrace of the property, the
applicant is proposing that landscaping be done after water is supplied to the top terrace. As such, the
applicant proposes the following conditions:
Prior to section 224(c) certification, the consent holder must:

a)

Submit a Landscape Plan to the Chief Executive for certification as being in accordance with this
condition. At a minimum, the Landscape Plan must address the following design considerations:
i.

Location of plants;

ii.

Use of a mixture of plants, width and layout of plantings to achieve a more natural

iii.

Mitigation planting shall utilise appropriate native species that are endemic to the locality.

iv.

All plants shall have a slow release fertiliser and bark mulch installed for each plant.

v.

All plants shall have pest protection sleeves.

vi.

All landscaping to be protected by a rabbit-proof fence or sleeves

vii.
b)

appearance.

An adequate irrigation system to ensure the health of the plants as required.

Undertake the installation of the irrigation system and planting as set out in the certified landscape
plan;

c)

A consent notice must be prepared in accordance with section 221 of the Resource Management
Act 1991 for registration on the titles which requires the planting as approved by the certified
landscape plan to be maintained in perpetuity.

2 Covenants
Private covenants will be proposed which will restrict the effects of developments within the proposed
lots, specifically in relation to height, colour, and finish of buildings. These covenants will be consistent
with the standards set out in the Central Otago District Plan (CODP). If a future lot owner wishes to
breach these, permissions will need to be provided by other lot owners and resource consent will need
to be sought from Council.

3 Cumulative effects
The proposed lots are clustered to minimise visual effects and to better provide for rural character
values for lot owners. The proposal is located in a less sensitive location, being not within a landscape
overlay, and not near significant features or planning designations. The site is largely screened by the
topography and existing vegetation.
The proposal is not out of character from the surrounding area, with a similar proposal consented on
the neighbouring property and two resource consents approved for activities on the site. The
development from these proposals existing onsite will form part of what is proposed in this application.
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Cumulative effects are subjective. Adverse effects on character, visual, and amenity effects are not
considered to be significant as described above, and the proposal is anticipated to meet Objectives
4.4.3 and Policy 4.4.2.

4 Water supply to the lots
The applicant recognises that the provision of water to the site is not a traditional method for this area.
Considering CODC’s comments, the applicant is proposing that water can be supplied to the lots
through the following methods:
•

Rainwater – each lot would collect rainwater off the roof, to then be stored in three partially
buried 25,000 L concrete tanks within the lot. As water is drawn from the tanks, it will be
passed through a proprietary filtration system and UV Light to filter out any airborne
impurities.

•

Groundwater – there is an existing bore on the lower terrace of the property. This supply
would be pumped up to the top terrace and supplied to the tanks on each lot, to supplement
the rainwater supply during prolonged dry spells.

•

Lindis Irrigation Scheme – the property has a water right to access water from this supply.

This supply only runs during summer and would be used as a backup supply to supplement
other methods as required.
•

Secondary rainwater – there will be three partially buried 25,000 L tanks connected to the
implement shed, which has a 400m2 roof area. Water will be able to be taken from these tanks
to supplement the lots.

The applicant holds consent to construct up to three bores on the lower terrace, as per RM20.059.01
(well CB13/0128 / CB130129).

5 Water network supply
The proposed water supply will be registered, most likely with Taumata Arowai once the Water
Services Bill is passed. A formal water supply document has not yet been drafted. This would preferably
be done once resource consent is approved and physical work is underway, as the document can then
reflect what is physically installed. However, it is likely that the following will be contained within the
document:
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•

Description of the water supplies.

•

Allocation (at least 1,000 L per day per lot).

•

Management and responsibility for the supply (being owned and managed by the body
corporate-style company managing the wider farm).

•

Compliance with the Acceptable Solution for Rural Agricultural Drinking Water Supplies and
relevant water standards.

•

Requirements for chemical and bacteriological water tests to be carried out to confirm
potability.

•

Identification of the location of the groundwater bore (as located on the underlying lot 17).

•

Description and management of the UV and filtration systems installed on each lot.

•

Water monitoring procedures

•

Identification and assessment of hazards relating to the supply and how these will be
managed.

•

Drinking water safety plan

•

Relevant dates (for Taumata Arowai registration renewal, document review, etc.).

•

Plan review and revision history

6 On-Site Wastewater Disposal report
Mt Iron Geodrill has provided a brief assessment of the proposal, as attached as Appendix B. They
consider that the site is suitable for onsite disposal of wastewater, and that the depth to groundwater
resources will mitigate risks from effluent. A complete On-Site Wastewater Disposal report by Mt Iron
Geodrill will be provided in mid-August.

7 Access road
The underlying property is being retained as a working farm, and a vested road creates issues in terms
of gated access, livestock, and health and safety responsibilities. The applicant does not approve of the
road being vested.
Private roads with large numbers of users can be beset with issues around financial contributions for
road maintenance. As all lot owners will own a share of the balance land, the road will be managed by
the body corporate-style company (which will also be managing the water supply and wider farm),
which will avoid any issues about maintenance contributions and ensure that the road is maintained
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to meet Council standards. If necessary, the applicant is open to a consent condition for road
maintenance, to ensure that the road is maintained.

I trust that the information set out above satisfies the request for further information. However, if you
have any further queries, please do not hesitate to contact me.

Kind Regards,

Brodie Costello
Planner
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Appendix A – Landscape Assessment Memo
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LANDSCAPE ASSESSMENT

1 Introduction and Proposal
This Landscape Assessment memo has been prepared for Landpro Ltd on behalf of Douglas
Developments Ltd (the applicant), in response to a s92 request from the Central Otago District
Council seeking further information relating to the effects of the subdivision on rural character, rural
amenity and landscape. This application proposes the establishment of a seventeen-lot residential
subdivision and private road, which would be located at 185 Jolly Road, Tarras (the subject site). This
memo does not constitute a full Landscape Assessment and relates specifically to the points raised by
Central Otago District Council within the s.92 request for further information. The memo has been
prepared using base information supplied by Landpro Ltd, as well as information gathered during the
site visit carried out on 15 July 2021. At this stage, there is no proposal relating to the specificities of
the built form to be included on site.
As part of this landscape assessment memo, we have relied upon information contained for the
adjacent property at Lot 2 DP396149 and the landscape assessment and expert evidence prepared by
Landscape Architect, Ben Espie of Vivian Espie Ltd.
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Figure 1: Proposed Site Plan, 185 Jolly Road, Tarras (Source: LandPro Dated:24/03/2021)
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Figure 2: Consented Plan for Neigbouring Subdivision directly adjacent to applicant site (Source: Vivian Espie Landscape
Assessment Dated:20/12/2018)
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2 Methodology
This report has been prepared based on the following methodology:

Desktop Analysis
The site was assessed using Google Earth Pro to establish a framework for the site visit. There were
several areas identified which would have clear views to the subject site, as well as other areas which
were likely to have visual access. These areas would be visited to ‘ground truth’ and test the initial
desktop analysis.

Site Visit
The site and surrounding areas were visited on 15 July 2021, the general area was assessed with
guidance provided by the desktop analysis. The main focus areas were State Highway 8, State
Highway 8A as well as Jolly Road.
The focus areas were photographed, and GPS coordinates taken to provide the basis for any required
photomontages or visualisations. The initial impressions of likely effects were also recorded at this
time to support this report and help identify areas to focus on. The information gathered during the
site visit follows the NZILA best practice guide to ensure the images can be supplied in the correct
format, and that the photomontage images represent the site accurately within the constraints of
photographic presentation.
No detailed information is available for the built form proposed within each lot. Therefore, for the
purposes of this assessment, it is assumed that the built form will be the same or similar as that on the
adjacent consented subdivision as follows:
•

7.5m high buildings (allowing for both single and two storey forms),

•

Building platforms created with a 40mx20m pad,

•

Rendering each building as a single block in the visualisation to represent the ‘worst case’
scenario.

The rating of effects will employ the following NZILA rating scale and identify if the nature of the
effects on the landscape values are positive, neutral (or benign), or negative.

Figure 3: NZILA Effects rating scale

Assessment
The information outlined above informed the assessment of effects through an understanding of the
context, character and values. A photomontage was completed to provide a more detailed
understanding of certain views, with the methodology for the selection of these being informed by
how representative the viewpoint was of key audiences.
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This memo will consider the effect of the proposal on the receiving environment, with a summary of
these effects and any mitigation measures that are recommended.
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3 Existing landscape
The following section identifies the landscape values, and the attributes of the landscape that make
up its individual character.

Wider Landscape Character (context)
The site for the proposed development is located within the Lindis Valley, comprising varied landform
of flat and gently rolling terrain with distinct terrace and escarpment landform which the subject site is
part of. The backdrop of the Lindis Ranges surrounds the valley and this landform is recognisable and
provides a strong sense of place.
The rural service township of Tarras is located on the southern side of State Highway 8, southeast of
the site. The wider landscape is characterised by largely a mixture of rural activities, primarily used for
farming and viticulture, with small pockets of exotic forestry plantation. The landscape pattern is of
divided paddocks, with mature shelterbelts, post and wire boundary fencing and central pivot
irrigation. The mixture of sealed and unsealed roads contributes further to the sense of character and
reinforces the rural nature of the wider landscape.
The sparse nature of existing built form and structured vegetation pattern means that there are
expansive views across the landscape.
Overall, the wider landscape character is of a rural landscape, dominated by the open, expansive
vistas, rural character provided through agricultural activities visible across the landscape, and
vegetation in the form of shelterbelts etc.

Immediate Site Character
The existing site contains a number of mature shelterbelts which are to be retained as part of this
proposal. This existing vegetation on the subject site has been relied upon as part of the approved
consent for the adjacent neighbouring subdivision/ consent. The planting as part of the approved
neighbouring development is worth noting, as this additional planting will build upon the existing
area of vegetation and likely provide additional screening to the proposed development on the
subject site.
The site generally comprises two terraced areas, of which the top terrace/ escarpment is taller, with
relatively flat to gently rolling upper terrace area.
The upper portion of the site contains two existing buildings, one of which is located in an open area
and is visible from surrounding areas such as State Highway 8 and 8A, while one is located behind a
shelterbelt and is less visually prominent as a result. Generally, it is the lighter coloured rooves of both
buildings which are noticeable against the darker colour of the shelterbelt planting, whether these are
located in either the foreground or background. This built form and visibility acts as visual
precedence.
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The key values of the receiving landscape can be summarised into the four points which are closely
intertwined:
1.

The strong rural character through presence of farming activities on divided paddocks,
with mature shelterbelts, post and wire boundary fencing and central pivot irrigation

2.

The expansiveness and openness of the landscape

3.

The views to natural and topographical features such as the hills, mountains etc

4.

The sparse pattern of built form
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4 Effects of the proposed subdivision on rural character and
rural amenity
The adjacent consented subdivision is of particular relevance to this assessment since it is treated as
an existing condition against what the proposed project sits within. The Vivian Espie Landscape
Assessment for the adjacent subdivision on the neighbouring property states that “In essence, the
proposal will create a node of rural living activity that will sit on the upper terrace area of the site.”
The proposed development at the applicant site at 185 Jolly Road will extend/ build upon this
development character further, with the rest of the site to the south left in its current state of farmland
with mature shelterbelt planting. It is my assessment that the due to the sparse nature of
development on the applicant site that an extension of this type of discrete rural development will
have a low negative effect on the rural character and amenity of the surrounding landscape.
The proposed development can be described as a ‘farm park’ type subdivision development, in which
the lots are sparsely distributed across the applicant site. These types of discrete nodes of rural living
can sit comfortably within a rural landscape of this sort are not at odds with the rural character of the
surrounding landscape.
Objective 4.3.3 of the Central Otago District Plan seeks that rural amenity values are maintained and
where practical enhanced. The proposed development supports this objective, as the area of
development will be contained, with the proposed development will be well screened by the existing
vegetation, with pockets of dwellings visible from State Highway 8 and 8A which lie southeast and
south of the subject site respectively and will be visible from a section of Jolly Road when viewed
from the north.
There would be a low (negative) effect for transient users along SH8 and 8A, with a moderate
(negative) effect from transient users along Jolly Road. As outlined, the existing shelterbelts on site
provide significant screening, and although portions of the development will be visible, the proposed
built form is not out of place within the landscape and the degree of effects relates to how many new
areas of built form are visible. The topography of the site means that from sections of the road, the
lots will be visible, yet in other areas the road is lower than the applicant site and therefore
anticipated that the landform will obscure views.
The effect of the planting as part of the neighbouring property development is anticipated to provide
screening especially when viewed from State Highway 8 and Jolly Road, looking west towards the
site.
Expansive views across the landscape will still be maintained, with views to natural features such as
the hills and mountains behind being maintained. The location of the proposed development means
that the sparse pattern of visible built form will be maintained, with the built form not anticipated to
breach skylines or restrict views to natural elements.
There will be temporary effects during the construction period relating to the access road and also for
the development of each dwelling within the proposed lots, resulting in the creation of noise, traffic
and potentially dust, however this is not anticipated to have more than a low effect.
The introduction of the proposed development will result in permanent additional vehicle movements
along Jolly Road to access the site.
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In terms of effects from this proposed development on landscape character, the predominantly
contained nature of the proposed development due to the existing mature shelterbelt planting will
mean that the proposal will generally have a low (negative) effect on the rural character and amenity,
however from the area of Jolly Road to the north of the site, the effects will be moderate (negative).
4.1.a

Representative viewpoint 1: Jolly Road

The location on the corner of Jolly Road has been selected as it represents the views from users of
Jolly Road travelling southeast with direct views towards the subject site and the viewpoint with the
greatest effect on rural character and amenity.
The main visual elements from this viewpoint are the gravel road, open farmland, surrounding ranges
in the background and mature exotic shelterbelts which partially screen views to the property. No
dwellings are visible from this location.
The subject site is highly visible along this road, with the markers on site outlining the locations of lots
clearly visible due to the lack of larger vegetation providing screening and as such, the dwellings
located within lots 10 to 7 would therefore be highly visible. An existing shelterbelt located to the
north of the property provides screening to lots on the eastern side of the subject site, therefore
should not be visible from this location.
It is considered that from this viewpoint, the development would have a moderate (negative) effect
on the rural character and amenity due to the highly visible nature of the built form in a landscape
which is currently devoid of structures when viewed from this point.

Figure 4: Representative viewpoint 1: Jolly Road - Before
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Figure 5: Representative viewpoint 1: Jolly Road - After

4.1.b

Representative viewpoint 2: State Highway 8A

The location on State Highway 8A has been selected as it represents the views from users of both
State Highway 8 travelling northwest and users of State Highway 8 travelling northeast.
From this view, the existing shelterbelts on the site, on both the terraced area where the proposed
built form would be located and on the lower slopes which would remain unchanged by this proposal
are highly visible. When travelling along these routes. existing built form is visible across the
landscape and although sparsely located is not an uncommon feature.
The terraced and escarpment landform on which the site is situated is a distinctive element of the
landscape and as such draws attention when travelling through this environment.
From this viewpoint, proposed lots 1 and 2 on the right side of the site will be visible, however the
built form would not become the dominant element due to mature shelterbelts on the property being
visually prominent from a considerable distance and given that other built structures are scattered
across the landscape from this view.
Overall, the effects from this viewpoint are rated as low (negative) due to the presence of built form
within the landscape and existing vegetation which will effectively anchor the proposed development
within this space.
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Figure 6: Representative viewpoint 2: State Highway 8A - Existing
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5 Effects of the proposed subdivision on landscape
A key value of the surrounding landscape is the vegetation pattern of exotic shelterbelt planting
which screens views, resulting in a less visible built form across the landscape. Apart from these rows
of shelterbelts, vegetation is sparse, predominantly within valleys of the surrounding hills and along
property boundaries. The proposal retains all existing shelterbelts within the site, and due to the
location of the proposal, much of the proposed built form will be screened, apart from likely pockets
located on the eastern side of the site and the north.
The pattern of built form within the immediate area surrounding the site is sparse with only a few
dwellings at most generally being visible from each location visited. The existing structures on site
which are to be retained are single storey. The built form of the proposed development has not been
defined, however is anticipated to be predominantly single-storey dwellings, in keeping with the
predominant character of the surrounding area.
The upper terrace will change significantly, becoming a rural living neighbourhood, with dwellings
and associated residential gardens, outdoor living areas and access. This being said, the space will be
relatively contained as a result of the existing vegetation on site and consistent with the character of
the neighbouring development. The elevated nature of the site means that this location is more
prominent than others for development as it offers less opportunity for screening by landform and as
such vegetation is a key means to ensure that the proposed subdivision sits comfortably within it’s
landscape setting.
There will be physical effects for the construction of the access road, which leads to all of the
proposed lots. It is believed that this would be relatively insignificant in terms of landscape values
given the visual screening provided by the existing vegetation on site.
Overall, the effects of the proposal on the landscape are low (negative).
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6 Design and Mitigation
No avoidance strategies have been outlined as part of the design, nor has any remediation been
proposed.
While the proposal in its current state will not result in greater than moderate (negative) effects, it
would be prudent to consider additional mitigation measures as conditions of consent. These are
focussed on vegetation as a mechanism to reduce the physical and perceptual effects of the
proposal.
A recommended mitigation measure is to include planting at the northern boundary adjacent to
proposed lots 10 through 7. It is recommended that a landscape plan is prepared by a suitably
qualified landscape architect detailing suitable plant species to be included within this area. This is
intended to provide screening when viewed from Jolly Road, travelling south towards the site, in
order to integrate the built form behind planting, softening the view of the development.
If the above planting recommendation is applied, this will mitigate the effects of the proposal in the
long term. The short-term rating of the proposal would not change as the planting will not be
established, however the longer-term effect of the proposal will ‘settle’ the development within the
landscape.
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7 Conclusions
In conclusion, the effects of the proposal on rural character, rural amenity and landscape character
range from low to moderate (negative) depending on the viewpoint as outlined previously as
assessed against the current supplied information.
Overall, the surrounding landscape character is an open and expansive rural landscape, with generally
low density and sparse built form, with agricultural processes visible across the landscape and
vegetation in the form of shelterbelts.
In terms of effects from this proposed development on landscape character, the predominantly
contained nature of the proposed development due to the existing mature shelterbelt planting will
mean that the proposal will generally have a low (negative) effect on the rural character and amenity,
however from the area of Jolly Road to the north of the site, the effects will be moderate (negative).
Mitigation in the form of screen planting along the northern boundary adjacent to lots 10 through 7 is
recommended to integrate the built form and provide screening from Jolly Road when approaching
from the north. It is predicted that these mitigation measures would result in the proposal
experiencing a reduced effect in the long term, which will integrate it within its context.
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To:

Lloyd Morris

Date:

19 July 2021

Re:

Suitability for onsite wastewater disposal

Mt Iron Geodrill Ref: G22056

185 Jolly Road
TARRAS
LOT 1 DP 540743
Mt Iron Geodrill has been engaged to undertake a geotechnical assessment for the proposed
subdivision at the above address. As part of the Central Otago District Council (CODC) requirements,
as outlined in their letter Ref RC210142, dated 8 June 2021, Part 6 asks for an assessment of:
6.
Given the smaller lots sizes and the clustering approach taken, please provide an On Site
Wastewater Disposal report from a suitably experienced professional confirming the adequacy of all
lots for onsite wastewater disposal. Please also include an assessment of cumulative wastewater
discharge effects on the groundwater water resource potentially to be used for potable drinking
supply.
Mt Iron Geodrill has previously assessed the site for a house (ref G20115 Morris Geotech Geotechnical Report, dated 6 March 2020 and G20115 Morris Geotech - Wastewater Report, dated
2 April 2020). A review of these reports, especially the wastewater report, show that the site is
considered suitable for onsite disposal of wastewater.
It is expected that the site conditions should be similar across the whole proposed subdivision and
that the depth to groundwater should be greater than 10m depth.
While the underlying soils are known to be sandy gravels in the upper 2m of the soil profile it is
expected that this would be similar for some depth below given the geomorphology and
depositional history of the area.

Sandy gravel is known to have a low rate of pathogen reduction (Pathogen log reduction of 0.84/m1)
this should be countered by the depth to groundwater of greater than 10m. it shall be noted that
this reduction is for bacteria.
It is likely that both primary and secondary treatment systems could be used for these sites,
however, the generally flat topography of the site may mean the pumping of effluent from the
treatment tank to the disposal field could be required.
As such it is recommended that the use of secondary treatment systems be investigated for each lot
as they are likely to have the following benefits:
•
•
•
•
•

Higher pathogen log reduction in the treatment tank
The potential for dripper line sub-surface irrigation (although not recommended by Mt Iron
Geodrill in Central Otago due to freezing)
Smaller disposal field size (if using beds)
Allowance for pump dosing of effluent to the bed
The better overall treatment of the waste

There are low power secondary treatment options on the market that may be of benefit to
homeowners.
The use of a primary treatment may be possible, however, it is recommended by Mt Iron Geodrill
that all effluent be dose loaded to the disposal field (from either primary or secondary). Doing this
should reduce the occurrence of a phenomenon known as a creeping failure, which is common in
gravity trickle systems.
It is considered unlikely that suitable fall could be found on most of the sites to allow for dose
loading (as there is a head loss for dose loading devices) of primary treatment systems. However,
this could be investigated at the time of design for each lot.

Gavin Tippett
Engineering Geologist
B.Sc (Geol), P.G.Dip.Eng.Geol, M.Sc (Eng.Geol), MEngNZ

1

Taken from Marta Scott, ECan Memorandum - Seperation Distances Between Discharges and Wells, 5
September 2012

