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Sweep Consultancy Limited
PO Box 5724
Dunedin 9054
Phone: 0274 822214
Email: emma@sweepconsultancy.co.nz

14 October 2022

Nathan Riley Sent via email to:
Resource Consents Manager nathan.riley@cluthadc.govt.nz
Clutha District Council cc:  planning @cluthadc.govt.nz
P.O. Box 25
Balclutha 9240

Hi Nathan,

SUBDIVISION & LAND USE CONSENT – LOT 9 DP 516455 & LOT 3 DP 512557
COOMBE HAY LANE, TOKO MOUTH

SITE & LOCATION

1. Our client, Toko Development Limited, owns a property situated at , Toko Mouth legally described

as Lot 9 DP 516455 and Lot 3 DP 152557 contained in, respectively, records of title 805077 and

789620 (site)1.  The location of the site is shown in Figure 1 below.

Figure 1: Location of Site.

2. The site contains approximately 5.9 hectares and consists of land which generally slopes reasonably

gently  from  nor-west  to  south-east.   The  site  is  situated  on  an  old  marine  terrace  and  is

approximately 5m above sea level at its lowest point rising to approximately 20m above sea level at

its highest point.

3. A previous subdivision, RM2229, resulted in eight record of titles to the east of Coombe Hay Lane.

1 Copy of the records of title are appended at Appendices 1a and 1b respectively.



These titles range in size from 1,620m2 to 2,090m2.  These titles have all been sold to third parties

and continuing demand for sections at Toko Mouth not threatened by sea level rise or river flooding

risk has led the applicant to seek further subdivision and land use consent.

ZONING

4. The site is zoned Coastal Resource Area pursuant to the Clutha District Council District Plan 1998

(district plan).  Figure 2 below shows the zoning of the site.  There are no other planning features

applicable to the site – see planning map U54 (Toko Mouth).  The site is adjacent to Reserve 231

being the Toko Mouth Domain.

Figure 2: Zoning of Site.

LAND USE CAPABILITY CLASSIFICATION

5. The site is classifed by Manaaki Whenua Landcare Research as LUC class 4 – see Figure 3 beow.

6. The National Policy Statement For Highly Productive Land (NPS-HPL) which comes into force on 17

October 2022 only applies to LUC 1, 2 or 3 land which is zoned rural2 as such the NPS-HPL is not

applicable to the site.

2 See clause 3.5(7).



Figure 3: LUC Classification of the Site.

PROPOSED ACTIVITY

7. The applicant is applying for subdivision consent to subdivide the site into 13 lots and land use

consent for the establishment of residential activity on each of the 13 lots with the remainder of

the land within the site being left in a balance lot.   A subdivision scheme plan is appended at

Appendix 2.

8. Coombe Hay Lane will be formed to an appropriate width and standard as will entrances to the

resulting allotments.  The extension to Coombe Hay Lane will have a formed width of 6m and a

metalled surface.  The entrances to allotments will have a formed width of 3.5m and will be formed

in accordance with the diagram appended at Appendix 3.

9. The proposed residential activity includes the following mitigation measures:

a) All buildings shall be single story and a maximum of 5m height above existing ground level.

b) For Lots 1 – 3 and 8 – 13, a minimum setback of 15m shall apply to all buildings from the top

edge of the escarpment.  Building siting shall otherwise be controlled as follows:

i) On Lot 12, buildings shall not be located above the 96m contour.

ii) On Lot 13, the dwelling is  to be located within the building platform identified on the

subdivision scheme plan.

c) All  buildings  are  to be finished in  either naturally  weathered timber or  locally  appropriate

stone, or in colours that have low levels of contrast with the colours of its rural landscape

setting. Painted surfaces will have light reflectivity ratings of no more than 25%.

d) All services are to be located below ground.



e) The road is to be designed to reflect the existing Toko Mouth settlement character with gravel

surface and soft edges (i.e. no kerb and channel).  Any footpaths shall also have gravel surfaces,

and there shall be no street lighting.

f) Driveways are to retain an informal rural character with gravel surface and soft edges (i.e. no

kerbs).  Monumental gates and driveway lighting are not permitted.

g) Water tanks will  be sited, and / or buried and / or screened (by planting), and coloured to

match the building colours, to have minimal visual impact from beyond the property.

h) Fencing  is  to  be  confined  to standard  rural  post  and wire  construction.   Where  boundary

definition is required, planting rather than fencing is promoted.

i) Except for the area required for driveway access (maximum 6m) a 3m strip along the road

boundaries  of  the  lots  are  to  be  established  in  locally  appropriate  indigenous  species  in

accordance with the guidelines in Appendix A of the landscape assessment report3 to provide

a natural setting to the buildings.

j) For Lots 1 – 3 and 8 – 13, a 5m wide strip along the escarpment boundaries is to be established

in locally appropriate indigenous species in accordance with the guidelines in  Appendix B of

the landscape assessment report, to provide some screening of the houses as viewed from the

township below, and to assist in maintaining bank stability.

The proposed mitigation planting specified in Appendix B, along the escarpment boundary, is

generally of lower stature so as to strike the right balance between screening / softening the

visual impact of new buildings from external viewpoints and provision for views outward from

within the new lots.

ACTIVITY STATUS

10. Subdivision in the Coastal Resource Area is a discretionary activity pursuant to Rule SUB.2.a4 which

states:  “Subdivision in the Coastal Resource Area is a discretionary activity.  Council shall consider

the standards and criteria contained in Rule SUB.1(d) and SUB.4, the Objectives and Policies of the

Coastal Resource Area, the Regional Policy Statement, Regional Coast Plan, and the New Zealand

Coastal Policy Statement.”

11. The proposed subdivision meets all relevant site criteria and performance standards contained in

Rules SUB.1(d) and SUB.45.

12. An  analysis  of  the  proposed  activity  against  the  applicable  policy  framework  is  undertaken  at

Appendix 6.  That analysis shows that the proposed activity is  generally consistent with relevant

3 The landscape assessment report and accompanying figures have been prepared by Mr Mike Moore, Registered Landscape
Architect.  Copy of both the report and the figures are appended at Appendices 4a and 4b respectively.

4 Rule COA.5 refers the reader to Rule SUB.2.
5 See Appendices 5a and 5b respectively for an analysis of the proposed activity against these rules.



policy framework in the district plan, the partially operative regional policy statement and the New

Zealand coastal policy statement.

13. Residential activity in the  Coastal Resource Area is a  restricted discretionay activity pursuant to

Rule COA.4(b) with the discretion of Council restricted to the following matters:

• The ability of the site to dispose of wastes adequately;

• The effects of sea level rise or coastal erosion;

• The effect of the building and any associated signage on the natural character of the Coast
particularly in terms of visual impact;

• The effect of the proposal on the intensity of development in the area;

• The effect of the building or structure on indigenous flora and fauna;

• The effect on cultural values; and

• Height, yard and open space requirements.

NATIONAL ENVIRONMENTAL STANDARDS

14. National  Environmental  Standards  for  Assessing and Managing Contaminants  in  Soil  to  Protect

Human Health (NES-CS).  The NES-CS provides a nationally consistent set of planning controls and

soil  contaminant  values  to  ensure  that  land  affected  by  contaminants  in  soil  is  appropriately

identified and assessed before it is developed – and, if necessary, the land is remediated or the

contaminants contained to make the land safe for human use.

15. The  HAIL  status  of  the  site  was  assessed  at  the  time RM2229 which  granted  consent  for  the

subdivision of the site from its parent title and also for the residential lots in what has become stage

16.

16. There is no evidence that the site has been used or is likely to have been used for any HAIL activities

excepting an area within Lot 1 for which the applicant has commissioned a 'site remedial action

plan'  from Environmental  Consultants Otago Limited7.   The plan sets out remedial  action to be

undertaken with respect to Lot 1.

17. The  executive  summary  of  the  site  remedial  action  plan  states:   “ The  concentrations  of  soil

contaminants of concern are at or below background levels in the remainder of the development

area (Lots 2 – 18).  Consequently, proposed Lots 2 – 18 do not constitute a HAIL site and the NES

does not apply to this part of the property.”

18. Regulation 5(9) of the NES-CS states:  “These regulations do not apply to a piece of land described in

subclause (7) or (8)  about which a detailed site investigation exists that demonstrates that any

6 See paragraphs 16 and 116 of the s42a report for RM2229.
7 See Appendix 8 for a copy of that report.



contaminants in or on the piece of land are at, or below, background concentrations.”

19. The executive summary goes on to state:  “The subdivision constitutes a change of use of the land

for  proposed  Lots  1  –  18.   The  presence  of  contaminants  in  soil  at  concentrations  above  the

Residential SCS within Lot 1 and adjacent land in Lot 19 indicates a potential risk to human health

from the proposed development of this part of the site, and remediation is required.”

20. Lot 19 is the balance lot which will remain as production land and, therefore, the NES-CS does not

apply to this lot because the proposed subdivision does not stop Lot 19 being production land 8.

Having  said  that the applicant will  voluntarily  remediate the affected land within  Lot 19 when

remediating Lot 1.

21. Consent is required as a restricted discretionary activity for Lot 1 pursuant to regulation 10 of the

NES-CS.

NOTIFICATION

22. The applicant requests that the application receives limited notification to the following parties:

• Iwi;

• Department of Conservation; and

• Otago Regional Council; and

• Lot owners of residential lots created via RM2229; and

• Landowners  and  residents  of  the  existing  baches/dwellings  within  the  Toko  Mouth
Settlement.

PERMITTED BASELINE

23. An important consideration for the assessment of effects is the application of what is commonly

referred  to  as  the  permitted  baseline  assessment.   The  purpose  of  the  permitted  baseline

assessment  is  to  identify  the  non-fanciful  effects  of  permitted  activities  and  those  effects

authorised by resource consent in order to quantify the degree of effect of the proposed activity.

Effects within the permitted baseline can be disregarded in the effects assessment of the activity.

24. However, in this case there is no permitted baseline for either subdivision or land use activities

involving the erection of buildings within the Coastal Resource Area.

ASSESSMENT OF EFFECTS

25. This section of the report assesses the following environmental effects in terms of the matters to

8 NES-CS regulation 5(8)(c).



which the discretion of Council is restricted in Rule COA.4(b) being:

• The ability of the site to dispose of wastes adequately;

• The effects of sea level rise or coastal erosion;

• The effect of the building and any associated signage on the natural character of the Coast
particularly in terms of visual impact;

• The effect of the proposal on the intensity of development in the area;

• The effect of the building or structure on indigenous flora and fauna;

• The effect on cultural values; and

• Height, yard and open space requirements.

Each of these is dealt with in turn below.

Ability of Site to Dispose of Wastes Adequately

26. Each of  the resulting  dwellings  will  be  serviced for  wastewater  by  their  own onsite  secondary

treatment system with dispersal to field.  In his report9, Mr Shah concludes at page 18 that:  “Based

on  the  site  investigation  and  assessment  each  lot  is  confirmed  suitable  for  onsite  wastewater

management system.”  Mr Shah further notes that the specific wastewater system design for each

dwelling will be provided at the time of building consent application.

27. The discharge of the treated wastewater to land is a permitted activity pursuant to Rule 12.1.A.4 of

the Otago Regional Water Plan provided that certain conditions are met.  Analysis of the proposed

activity against those conditions is undertaken at Appendix 8 and demonstrates that the proposed

treated wastewater discharge to land from each proposed dwelling complies with each condition.

28. In his report Mr Shah assesses the impact of the proposed activity with respect to stormwater and

provides a stormwater management plan for the site to ensure that post development flows are no

more than pre-development flows and that the existing stormwater flow paths through the site

remain viable post development.  Mr Shah has allowed for a total impremeable area on each lot of

250m2 and notes that if any individual lot exceeds that then the lot owner will need to provide

additional stormwater management details at the time of building consent.

29. The site and proposed activity mean that wastewater will be appropraitely disposed of and that any

adverse effects resulting from the proposed activity on soil  and water quality  will  be  less than

minor.

Effects of Sea Level Rise or Coastal Erosion

30. The site is located on an old marine terrace and at approximately 5m above seal level at its lowest

extent and approximately 200m from the foreshore is well  located to avoid any adverse effects

9 See Appendix 9 for copy of the report.



associated with seal level rise and coastal erosion.

31. The proposed activity provides for the formation of an extended Coombe Hay Lane to connect to

Coast Road with Coombe Hay Lane, including the extension, to vest in Council.  This provides a

secondary roading link to the lower part of Toko Mouth Settlement which builds resilience into the

transportation network particularly if there is an issue with Toko Domain Road caused by natural

hazard or otherwise.

32. The effects of the proposed activity with respect to sea level rise and coastal erosion are positive.

Effect of Building on Natural Character of Coast Particularly Visual Impact

33. In  relation  to  effects  on  natural  character  of  the  coastal  environment,  Mr  Moore,  Registered

Landscape Architect, firstly notes10 that in his opinion the site sits just behind the inland extent of

the  coastal  environment  as  defined  in  relation  to  Policy  1  of  the  New  Zealand  Coastal  Policy

Statement.  Mr Moore concludes at page 7 that:  “Overall, it is my assessment that the effects of

the proposed development on natural character will be adverse / low.  Whilst the township scale

will expand, the existing natural character is already significantly modified by the existing township

and the agricultural land use, and the proposed development controls will  ensure the impact of

additional built form is modest, especially when the proposed plantings mature.  There will be no

significant changes to any natural processes.”

34. 'Adverse low' falls within the 'less than minor' categorisation of adverse effects and, therefore, it is

considered that the density of the proposed dwellings and impact of the proposed activity with

respect to landscape including coastal character and visual amenity will  have a  less than minor

adverse effect.

35. Mr Moore assesses the visual impact of the proposed activity in his landscape assessment report,

noting at page 9 that the “...key public viewpoints impacted by the proposed subdivision are the

Toko Mouth settlement and beach to the east and south, and Toko Mouth Road to the north and

west...”  with  a  desscription  of  the  visual  effects  of  the  proposed  activity  provided  for  each

representative viewpoint in the tables on pages 10 – 14 of  his report.  Each of these has been

reproduced in Table 1 below.

Table 1:  Visual Effects of Proposed Activity from Representative Viewpoints.

Viewpoint Visual Effects Assessment

Toko Mouth river mouth / beach Naturalness  will  be  further  reduced  but  to  a  minor
extent given the presence of the existing township, the
proposed  native  plantings  and  the  building  controls.
These  controls  will  also  ensure  that  the  extended
township integrates with the character of the existing.

10 See Mr Moore's Landscape Assessment Report, page 6.



Toko  Mouth  settlement  adjacent  to  Riverview
Road turn-off

Naturalness  will  be  further  reduced  but  to  a  minor
extent given the presence of the existing township, the
proposed  native  plantings  and  the  building  controls.
These  controls  will  also  ensure  that  the  extended
township integrates with the character of the existing.

Beach adjacent to Rocky Valley Creek Naturalness  will  be  further  reduced  but  to  a  minor
extent given the presence of the existing township, the
proposed  native  plantings  and  the  building  controls.
These  controls  will  also  ensure  that  the  extended
township integrates with the character of the existing.

Toko Mouth Road to the north of the settlement Naturalness  will  be  further  reduced  but  to  a  minor
extent given the presence of the existing township, the
proposed  native  plantings  and  the  building  controls.
These  controls  will  also  ensure  that  the  extended
township integrates with the character of the existing.

Wangaloa - Toko Mouth Road, north-east of the
entrance to Coombe Hay farm

Naturalness  will  be  further  reduced  by  the  road  and
earthworks but otherwise, change to the rural character
will be limited.

36. The visual impact of the proosed activity is no more than minor.

Effect of Proposal on Intensity of Development in Area

37. The proposed actvitiy will result in 18 lots on which residential activity will be established and a

balance lot which will  be retained by the applicant for continued use for pastoral grazing.  The

existing densities within 'older Toko Mouth' and 'newer Toko Mouth' can be seen in Figure 3 below.

Figure 4: Density of Existing Residential Activity within Toko Mouth Settlement.

38. As noted by Mr Moore11, the proposed development will read as an extension of the existing Toko

Mouth settlement which already extends onto the old marine terrace on which the current site is

located.

39. The dwellings will be set on larger sites than the older Toko Mouth baches and dwellings below the

11 See Mr Moore's Landscape Assessment Report, pages 3 and 4.



escarpment due to relatively modern requirements relating to wastewater disposal.  However, Mr

Moore concludes that the lower density when coupled with the proposed mitigation measures will

integrate acceptably and will not have 'undue dominance'.

40. Mr Moore states at page 15 of his report:  “The new development will necessarily have a lower

density than much of the existing township (due to septic disposal requirements) and it is to be

expected that the new dwellings proposed, built to modern standards, will have a different scale

and character to many of the existing crib style dwellings in the settlement currently.  This is a

function of  the natural  development  of  settlements generally,  with various  development stages

being having distinctive character.  The proposed mitigation measures however, will ensure that the

new development integrates acceptably and does not have undue dominance, to the point that the

character of the settlement generally is significantly altered.”

41. With respect to landscape and amenity values, Mr Moore concludes at page 15:  “Overall, it is my

assessment that effects on the character and values of the Toko Mouth landscape will be adverse /

low.”  As stated above in paragraph 25 'adverse low' equates to effects that are 'less than minor'in

planning parlance.

Effect of Building or Structure on Indigenous Flora and Fauna

42. There is currently no indigenous flora within the site.  The proposed activity includes the planting of

indigenous vegetation which will increase the ecology and biodiversity associated with the site.  The

increased indigenous vegetation will  help  with respect to indigenous birdlife that  feeds on the

species included in the proposed plantings.  The balance lot will remain as pastural grazing land and

will be available for any indigenous birds that currently use the grassed space within the site.

43. The effects  of  the proposed activity  on indigenous flora  and fauna of  the site  is  positive with

respect to the increase in indigenous vegetation on the site and less than minor with respect to less

than minor with respect to reduction in grassed area.

Effect on Cultural Values

44. The site not a scheduled or registered historic place, archaeological site or waahi tapu site.  It is

anticipated that the protocal in relation to accidential discovery of human remains or artefacts will

be attached as a condition of consent to any grant of consent.

45. As  stated  at  paragraph  15  above,  the  applicant  requests  that  various  parties  receive  limited

notification of the proposal including local tangata whenua.

Height, Yard and Open Space Requirements

46. The  most  applicable  height,  yard  and  open  space  requirements  are  those  relating  to  rural

settlements such as the adjacent Toko Mouth Settlement.  RST.2(iv) refers to the requirements of



Rule URB.4.  Rule URB.4 contains the residential activity performance standards.

47. Hence,  the maximum permitted height  on level  sites  is  9  metres,  subject  of  course  to  various

recession plane controls,  there  is  a  3 metres front yard requirement  and a  side  and rear yard

requirement of 1.5 metres and there is an open space requirement of 100m2 minimum with not

less than 60% of that minimum open area to be in permeable surface such as lawn, trees, shrubs

and so on.

48. However,  as mitigation measures with respect to height buildings  will  be required to be single

storey and comply with a maximum height of 5m.  Another mitigation measure requires that for

lots abutting the escarpment, buildings are set back 15m.  The proposed lots are of sufficient size

that all of the other requirements can be complied with such compliance to be monitored at the

time building consent applications are made.

49. The application complies with this matter.

Effects Assessment Conclusion

50. Overall, any adverse effects arising from the proposed activity will be in the range negligible to less

than minor.  There are a number of positive effects associated with the proposed activity.

ASSESSMENT OF POLICY FRAMEWORK

51. An analysis of the proposed activity against the relevant policy framework from the district plan,

partially  operative  regional  policy  statement  and  the  New  Zealand  coastal  policy  statement  is

undertaken at  Appendix  6.   That  policy  assessment  demonstrates  that  the proposed activity  is

generally consistent with the policy framework.

CONCLUSION

52. The applicant is applying for subdivision consent to subdivide the site into 13 lots and land use

consent for the establishment of residential activity on each of the 13 lots with the remainder of

the land within the site being left in a balance lot.  The proposed activity includes a number of

mitigation measures as detailed at paragraph 10.  The following reports have been prepared and

form part of the application:

• A landscape assesmsent report including accompanying figures;

• An onsite wastewater feasibility assessment and stormwater management plan; and

• A site remedial action plan for proposed Lot 1.



53. The site is  zoned  Coastal  Resource Area and the  proposed subdivision has an activity status of

discretionary whilst the resulting residential activity has an activity status of restricted discretionary

meaning the overall activity status is discretionary.

54. A 'site remedial action plan' has been commissioned from Environmental Consultants Otago Limited

with respect to Lot 1 which is the only part of the site to which the NES-CS applies.

55. The application has been lodged on a limited notification basis with notification to the parties listed

at paragraph 15 being required.

56. There is  no permitted baseline for either subdivision or erection of buildings within the Coastal

Resource Area.

57. The  assessment  of  effects  demonstrates  that,  overall,  any  adverse  effects  arising  from  the

proposed activity  will  be in  the  range negligible  to less  than minor.   There  are  a  number of

positive effects associated with the proposed activity.

58. The  assessment  of  the  policy  framework  demonstrates  that  the  proposed  activity  is  generally

consistent with relevant objectives and policies contained in the district plan, partially operative

regional policy statement and the New Zealand coastal policy statement.

59. As such the applicant requests that Council grants consent to the proposed activity.

Please make contact if you wish to discuss this matter further or require any further information.

Yours sincerely,

Emma  Peters  Consultant  Sweep  Consultancy  Limited  P.O.  Box  5724  Dunedin  9054  Phone  0274822214
www.sweepconsultancy.co.nz
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Appendix 4b: Landscape Figures.









Appendix 5a: Analysis of Proposed Subdivision against Rule SUB.1(d).

Rule SUB.1(d) sets out several site criteria being:

i. the site has a minimum area of not less than 1,600m2; and

ii. the site is capable of the adequate and safe disposal of effluent in terms of Rule RST.8; and

iii. the standards set out in Rule SUB.4are met.

The subdivision scheme plan provides for lots which exceed 1,600m 2 except Lots 3 – 7 which have proposed
areas of 1,410m2 to 1,580m2.

Rule RST.8 states:

“All sites shall be capable of the effective disposal of effluent safely within the site PROVIDED THAT for any
site below 4,000m2 Council shall require a certificate from Council's Environmental Health Officer or from a
person professionally qualified in effluent disposal that effluent can be safely disposed of within the site .”

The applicant has engaged Mr Zaaid Shah of Wai360 an investigation of the site in relation to stormwater
and wastewater and produced a report.  Mr Zaaid concludes at page 18 of his report that:  “Based on the
site  investigation  and  assessment  each  lot  is  confirmed  suitable  for  onsite  wastewater  management
system.”  Wastewater resulting from the proposed residential activity can be effectively and safely disposed
of  via  secondary  treatment  to  dispersal  fields  within  each  of  the  proposed  lots  with  the  particulars
regarding treatment method and dispersal dealt with at the time of building consent for each lot.

An analysis of the proposed activity against the standards set out in Rule SUB.4 is provided in Appendix 3b.
That analysis shows that the proposed subdivision complies with all relevant performance standards.

Rule SUB.1(d) also requires consideration of the proposed activity against matters set out in Rule SUB.1(f).
This consideration is undertaken below in Table 1.
Table 1:  Consideration of Assessment Matters set out in Rule SUB.1(f).

A. THE EFFECTS OF SUBDIVISION DESIGN

1.  THE  ABILITY  OF  THE  SUBDIVISIONS  DESIGN  TO:
facilitate convenient, safe and easy access by both people
and vehicles, to a public road; facilitate and provide for
convenient and easy public access to the coast, any river,
stream  or  lake,  or  any  public  reserve;  facilitate  the
provision  and  operation  of  essential  services;  facilitate
access to passive solar energy sources; relate to adjoining
development;  connect  to  appropriate  network  utility
services  particularly  sewerage,  water,  stormwater,
electricity  and  telephone  reticulation;  to  facilitate  any
foreseeable subsequent resubdivision or redevelopment
having regard to: (i) the provision of road access, (ii) the
economic provision of network utility services securing an
appropriate  and  coordinated  ultimate  pattern  of
development.

The proposed subdivision provides for legal and vehicle
access from Toko Mouth Road. This new legal road will be
vested in Council at the time of subdivision.  The roading
network is well capable of absorbing the additional traffic
movements associated with the proposed activity.   The
site has no direct access to the coast nor the river.
The orientation of  the proposed lots provides for good
solar access and the provision of what will become public
road links the proposed subdivision with a previous stage.
Wastewater will be disposed of on-site via a minimum of
secondary  treatment  system  with  dispersal  to  field.
Potatable  water  will  be  supplied  via  collection  of
stormwater for storage in tanks of an appropriate size.  A
separate static reserve will be maintained for firefighting
purposes.  Excess stromwater from roof surfaces will be
directed to sumps. Stormwater from hard surfaces will be
directed to swales.  Electricity services will be provided to
the  boundary  of  lots,  wireless  telecommunications  via
Unifone.
Proposed  subdivision  complies with  this  assessment
matter.

2.  THE  SUBDIVISION'S  EFFECT  ON  NATURAL  AND
SIGNIFICANT  FEATURES  INCLUDING:  registered  historic
places  archaeological  sites  and  waahi  tapu;  significant
trees and significant stands of indigenous vegetation; the
habitats of indigenous fauna and valued non-indigenous
fauna;  waterways,  lakes,  wetlands  and  their  margins;

The site is not a registered historic place, archaeological
site or waahi tapu site.  There are no significant trees or
stands of indigenous vegetation on the site.  Nor is the
site within an outstanding natural  landscape or contain
any  outstanding  natural  features.   The  applicant  has
requested limited notfication of the proposal to various



ridgelines and hills  contributing to the character of the
rural  and  urban  areas;  areas  of  outstanding  landscape
character;  outstanding  natural  features;  the  efficient
functioning of natural drainage systems.

parties  including  Department  of  Conservation  and
tangata whenua.
The  site  currently  consists  of  open  pasture  used  for
pastoral grazing purposes which contributes to the rural
amenity values of the locale.   The proposed subdvision
and resulting residential activity will change the current
amenity  and  character  of  the  site  to;  however,  the
proposed  mitigation  measures  will  ensure  that  the
resultant amenity and character, although more built up
than current, is positive.
To the extent that this assessment matter applies to the
site, the proposed subdivision complies.

B. THE EFFECTS OF NATURAL HAZARDS

1. The effects of natural hazard on the site, and the
subdivisions potential in causing natural hazard
events to adjoining land.

2. The extent of earthworks necessary.

The  site  sits  on  the  coastal  terrace  behind  the  Toko
Mouth settlement.  This coastal terrace is essentially flat
to gently sloping.   The geotech report  for the previous
subdivision  granted  in  April  2017  concluded that  there
was  “...no  evidence  of  mass  movement  on  the
terraces...no risk of instability from slope failure on top of
the terrace.”
Given the topography it is anticipated that the need for
earthworks will be relatively minimal.
Proposed  subdivision  complies with  this  assessment
matter.

C. NATURAL VALUES

The  effects  the  subdivision  may have  on  the  following
areas;
(i) the  margins  of  wetlands,  lakes  and  rivers  or  any

area that may impact on wetlands, lakes and rivers,
(ii) areas considered to be outstanding natural features

and/or landscapes (see Table 13.3A and B)
(iii) areas  of  significant  indigenous  vegetation  and

significant habitats of indigenous fauna.
(iv) areas of high visual amenity

The site is  located on an old marine terrace above the
existing Toko Mouth Settlement including domain.  The
site is not annotated as an outstanding natural feature or
landscape  and  there  are  no  areas  of  indigenous
vegetation currently existing on the site.
The landscape report  states  at  page  6:   “Although the
Coastal Resource Area in the CDP extends inland as far as
Wangaloa – Toko Mouth Road, it is my assessment that in
terms of  the guidance provided in  Policy 1 of  the New
Zealand Coastal Policy Statement 2010 and as identified
in Moore et al (2015)12, the top of the coastal escarpment
provides appropriate definition of the inland extent of the
coastal environment. The Toko Mouth settlement, being
seaward  of  the  escarpment,  is  within  the  coastal
environment, but the site itself is on the boundary or just
beyond. Given the CDP zoning, the location on or directly
adjacent to the boundary, I consider that it the effects of
the development on the natural character of the coastal
environment  are  an  important  and relevant  matter  for
assessment.”
Mr Moore goes on to state at page 7:  “Overall, it is my
assessment that the effects of the proposed development
on  natural  character  will  be  adverse  /  low.  Whilst  the
township scale will expand, the existing natural character
is already significantly modified by the existing township
and  the  agricultural  land  use,  and  the  proposed
development controls will ensure the impact of additional

12 Moore et al  (2015)  Coastal  Environment  of  Otago,  Natural  Character  and Outstanding  Natural  Features and Landscapes  
Assessment, Clutha District Section Report.



built  form  is  modest,  especially  when  the  proposed
plantings mature. There will be no significant changes to
any natural processes.”
Mr Moore assesses the landscape affects including visual
amenity and concludes: “Overall, it is my assessment that
effects on the character and values of the Toko Mouth
landscape will be adverse / low.”
Proposed activity complies with this assessment matter.

D. PROVISION OF NETWORK UTILITY SERVICES

1.  GENERAL
Council  shall  exercise  its  discretion  in  respect  of  the
provision  and  construction standards of  network  utility
services, including roads to and within any subdivision.
2.  STORMWATER & EFFLUENT DISPOSAL
Note:  For  subdivision  in  unreticulated  areas,  see  Rule
SUB.4.C(4).
3.  WATER SUPPLY...
4.  ROADING
(a) Where any subdivision results in additional allotments
and provision for new roads and/or accessways,  or  the
upgrading of existing roads,  is  required,  then except as
provided in the following subclauses, all such roads and
facilities  shall  be  constructed  by  the  subdivider  and
vested  in  Council  or  the  NZ  Transport  Agency  as
appropriate.
(b) Where a subdivision of  land within any part  of  the
District  results  in  additional  allotments  and  the
subdivision fronts an existing road then:
• where the road is unformed or is only a road reserve, or
is existing but is not of adequate standard then the road
shall  be  constructed  as  part  of  the  subdivision  by  the
subdivider;
• where road widening or a segregation strip is required
as a consequence of the subdivision then such land shall
vest as part of the subdivision.
5.  TELECOMMUNICATIONS & ELECTRICITY
Telecommunications,  electricity  reticulation  and  street
lighting shall be provided at the time of land subdivision
and shall be in accordance with the requirements of the
relevant  supply  authority  and with  the NZS 4404 1981
Urban  Land  Subdivision  unless  Council  determines
otherwise  in  any  particular  case.   Electricity  and
Telecommunication  reticulation  shall  generally  be
installed in a manner which minimises potential hazards,
and  shall  be  provided  underground  and  within  road
berms.
6.  ENGINEERING ASPECTS
Where  any  subdivision  or  development  involves  any
engineering aspect, certified design plans from a suitably
qualified person shall be submitted with any application.

D1,  D4  &  D6.   The  legal  road  will  be  designed  and
constructed to an appropriate standard in order to allow
vesting of the road in Council.  
D2.   The  proposed  subdivision  complies  with  rule
SUB.4.C(4).
D3.  Not applicable as no reticulated system.
D5.  Electricity services will be provided to the boundaries
of  the  allotments  within  the  legal  road  reserve.
Telecommunication  services  will  be  provided  wirelessly
via Unifone.  No streetlighting is required with respect to
the  proposed  activity  as  the  subdivision  and  resultant
residential activity is not within an urban zone.
Proposed activity complies with this assessment matter.

E FINANCIAL & RESERVE REQUIREMENTS

Council  shall,  where  considered  appropriate,  impose Rule FIN.1 sets out the circumstances when a financial or



conditions requiring financial and reserve contributions in
accordance with the provisions of  Section 3.8  Financial
and Reserve Requirements.

reserve  contribution  can  be  imposed  by  Council.   The
specified circumstances are:  where the proposed activity
may have an adverse effect on:

(a) the recreational  resources  and facilities  of  the
District, or

(b) public  network  utilities,  including  sewerage,
stormwater, water and roading systems, or

(c) ecosystems, habitats, landscapes, landforms, or
significant natural features including the natural
character  of  rivers,  lakes,  the  coast,  and  their
margins, or

(d) amenity values, including visual amenity, or
(e) any other public services or facilities,  including

parking  facilities,  community  centres,  libraries
etc., or

(f) where the adverse effects of the activity impose
on Council or the community costs which are not
covered  by  the  points  above,  and  where  any
adverse effects described above have not been
adequately  avoided,  remedied,  mitigated  or
compensated by way of other means.

There  are  no  public  reticulated  services  within  Toko
Mouth  Settlement.   There  is  an  existing  reserve  of
approximately  1.8  hectares13 within  Toko  Mouth
Settlement which contains a tennis court, community hall
and  public  toilets.   The  domain  is  of  sufficient  size  to
meet the needs of existing residents and future residents
within the proposed subdivision site.  The additional rate
take resulting from the proposed activity will help pay for
maintenance  of  the  Toko  Mouth  Domain  and  facilities
therein.  The only extension to pubic infrastructure will
be roading which will be paid for by the developer.  The
proposed activity provides for a secondary access out of
the  lower  part  of  Toko  Mouth  Settlement  which  is
important  during  times  of  emergency.   The  proposed
activity  includes  the  planting  of  indigenous  vegetation.
The proposed actvitiy includes mitigation measures which
mean the landscape architect engaged by the applicant
has determined that the effects are adverse low.  There is
no requirement for any other public services or facilities
at Toko Mouth Settlement and there are no other costs
which  will  be  imposed  on  either  Council  or  the
community.
None  of  these  circumstances  are  triggered  by  the
proposed activity  and,  therefore,  Council  cannot  justify
the imposition of  a  financial  or  reserve requirement  in
this case.
Not applicable.

F PUBLIC INTEREST

The  effect  the  subdivision  has  on  the  general  public
particularly in respect of:
•  expenditure  of  ratepayers  money,  either  as  part  of
supplying  services  to  the  subdivision  or  as  on-going

There will  be no cost  to  the ratepayer  with respect  to
supplying of services to the subdivision as the developer
will pay for the construction of the road prior to vesting in
Council  and  will  also  pay  for  installation  of  electricity

13 This refers to the 'mown' area in the vicinity of the tennis court used for camping.  The actual area of the reserve land in Toko
Mouth is greater.



maintenance of services supplied to the subdivision that
has no benefit to the general ratepayer of the District
• any restriction of public access rights to and/or along
the  coast,  lakes  and  rivers,  and  otherrecreational,
historical, or culturally important sites or resources.

reticulated  service.  Telecommunication  services  within
Toko  Mouth  are  provided  wirelessly  via  the  provider
Unifone.  Maintenance of the legal road once vested in
Council will be paid for from the rates take from the new
dwellings resulting from the proposed subdivision.
The site does not currently provide access to the coast.
The proposed subdivision will result in a legal road from
Wangaloa – Toko Mouth Road to the existing Toko Mouth
Settlement.
The  proposed  activity  complies with  this  assessment
matter.

G. ELECTRICITY TRANSMISSION LINE CORRIDOR

... Not applicable to present application.



Appendix 5b: Analysis of Proposed Subdivision against Rule SUB.4 Subdivision Performance Standards.

Rule SUB.4 states that all subdivisions, excluding minor boundary adjustments and amendments to flats plans, shall be designed to comply with the performance
standards contained in the rule.  An analysis of the proposed activity in relation to those performance standards is contained in Table 2 below.

Table 2: Analysis of the Proposed Activity in Relation to the Performance Standards Contained in Rule SUB.4.

A. LAND SUITABILITY STANDARD

1. Unless not relevant to its likely development or use, the land to be subdivided must
provide a sufficient area of land capable of accommodating any foreseeable building
and associated development which:
• is above the 50 year flood level (2% probability flood level) or any flood level
identified on the District Planning Maps.
• Complies with Rule NHZ.3
• does not contain uncontrolled fill, peat soils or other unconsolidated material
• is not closer than 20m to:
- any stream or river of 3 metres in width or greater,  any wetland or lake identified
in  Table  13.5,  any  other  wetland  or  lake  2  hectares  or  greater  in  area,  any
waterbody within those water supply catchments identified on the Planning Maps.
- any waterbody identified in Schedule 6.6
• in any Urban, Transitional or Rural Settlement Resource Area or within 50 metres
of the bank of any such defined water body in any Rural or Coastal Resource Area.
• does not involve significant earthworks or where earthworks cannot be avoided,
the characteristics of the site allows for the mitigation of any effects associated with
those earthworks.

2. Where the subdivision involves the creation of allotments for separate parts of a
building,  or  involves  a  building  adjoining  an  allotment  boundary,  the  structural
integrity and fire safety of that building shall comply with the Building Act 1991.

3. Drainage Systems

Where significant drainage systems are located within the land to be subdivided, or
the site is located within the area provided for by the “Milton 2060 strategy: A Flood
Risk Management Strategy for Milton and the Tokomairiro Plain”), a structure plan
shall be prepared that sets out...

The allotments contain sufficient land for building location to comply with A.1.
A.2 is not relevant to this application.
A.3 is not relevant to this application – the subdivision design takes into account
existing drainage systems on the site.
Proposed subdivision complies with this performance standard.



B. MINIMUM FRONTAGE AND PROVISION OF VEHICULAR ACCESS

1. The minimum frontage for any allotment of any subdivision shall be 3.5 metres
(except as provided by Section 321 of the Local Government Act 1974).  This
dimension  may  be  encumbered  or  subject  to  right  of  way  or  registrable
interest.  PROVIDED THAT for multiple access, physical access shall be provided
for as shown in (5) below.

2. Where  any  subdivision  involves  the  division  of  any  land  and  buildings  into
separate allotments for the individual occupancies to be held under freehold
title,  cross  lease,  company  lease  or  unit  titles  then  the  size,  shape  and
arrangement of such allotments shall make provision for access thereto in a
manner that...

3. All weather vehicular access shall be provided to any subdivision of land or to
each  allotment  of  any  subdivision  either  directly  from  a  street  or  over  an
individual or shared access to a standard adequate to:...

4. The location and design of all  points of access from a legal road within the
District shall comply with the requirements set out under Section 3.3.5 Rule
TRAN.4.

5. The width of such access shall be as follows...

B1:  Allotments 3 – 15 have frontage to the road to be vested in Council in excess of
3.5m. Allotments 1, 2 and 16 - 18 have frontage to a right of way which provides access
from the road to vest in Council.  These frontages meet or exceed the 3.5m required by
this performance standard.
B2 – 5:  The accesses meet the relevant requirements, will have an all-weather surface
and will comply with applicable performance standards contained in Rule TRAN.4.
Proposed subdivision complies with this performance standard.

C. DESIGN FACTORS

1. The subdivision shall be planned, designed, constructed and maintained so as
to:...

2. Where a site is intended to accommodate a building the site shall contain an
adequate buildable area free of impediments such as drainage lines and the
yard and open space requirements of the relevant Resource Area (see Section
4).  If the allotment is located within the “National Grid Subdivision Corridor”,
all  allotments  shall  identify  an  indicative  building  platform  outside  of  the
National Grid Yard for all buildings (including dwellings) that may be facilitated
by the subdivision.

3. [not applicable].

Continued overleaf...

C1:  The subdivision has been designed so that:

• the coast is protected as are public drains;

• water tables associated with the road to vest in Council and the right of way
will provide a system by which water within the subdivision will be removed
without  causing  damage  or  harm,  including  by  flooding,  to  the  natural
environment, or to property or persons within the development or subdivision
or in other areas.  Stormwater management within each individual lot can also
be assessed at the time of building consent; and

• each  lot  is  of  sufficient  size  and  topography  for  the  dispersal  of  treated
wastewater to field.

It is anticipated that standard industry practice with respect to control of sedimentation
will be used during earthwork construction both of the subdivision and within individual
lots at the time of dwelling construction.
C2:  Each allotment contains a suitable building site.



4. Where  the  allotment  is  in  a  non-serviced  area  the  minimum area  shall  be
determined in each case by the method adopted to:
•  dispose  of  stormwater  and  sewage  effluent  in  a  manner  that  avoids
contamination of water resources including any cumulative adverse effects on
ground water.
PROVIDED THAT with respect to the disposal of sewage effluent
•  any  site  created  less  than 4000m²  or  where  the activity  on  the site  will
generate  quantities  of  effluent  in  excess  of  three  household
units  or  the  equivalent  thereof  regardless  of  area  it  shall  be  certified  by
Council’s  Environmental  Health  Officer  or  by  a  person  suitably  qualified  in
effluent disposal that the site meets this criteria.
• avoid,  remedy or mitigate any disturbance to any river,  lake and wetland
ecosystems.
•  avoid,  remedy  or  mitigate  any  disturbance  to  any  area  of  indigenous
vegetation.

C4.  All of the sites have been determined to be suitable for treated effluent dispersal –
see report by Mr Zaaid Shah, Wai360.
Proposed subdivision complies with this performance standard.



Appendix 6: Consideration of Policy Framework.
Table 3: Analysis of Proposed Activity in relation to Relevant Policy Framework.

Clutha District Plan:

Objective / Policy Consideration

Objective COA.1
To preserve the natural character of the coastal environment and protect it from
inappropriate subdivision, use and development.
Policy COA.1
To ensure the subdivision, use and development of the coast and in particular,
buildings and structures avoids, remedies, or mitigates any adverse effects on:

• natural character values

• outstanding natural features and landscapes

• amenity values of the coast

• the safety of the public

• the enjoyment of the coast by the public.
Policy COA.2
To manage the subdivision, use and development of the Coastal Resource Area
to  ensure  adverse  effects  are  avoided  as  far  as  practicable  and  that  where
complete  avoidance is  not  practicable,  that  adverse  effects  are  mitigated  or
provision is made for remedying those effects.
Policy COA.10
To control the erection of buildings in the coastal area to ensure adverse effects
on natural character are avoided, remedied or mitigated.
Policy COA.11
To preserve the areas of the Coastal Resource Area where natural character is
largely  uncompromised  through  restricting,  to  the  extent  practicable,
subdivision, use and development to areas where natural character is already
compromised.

In his report, Mr Moore states at page 6:  “Although the Coastal Resource Area
in the CDP extends inland as far as Wangaloa – Toko Mouth Road,  it  is  my
assessment  that  in  terms  of  the  guidance  provided  in  Policy  1  of  the  New
Zealand Coastal Policy Statement 2010 and as identified in Moore et al (2015) 14,
the top of the coastal escarpment provides appropriate definition of the inland
extent of the coastal environment.  The Toko Mouth settlement, being seaward
of the escarpment, is within the coastal environment, but the site itself is on the
boundary or  just  beyond.   Given the CDP zoning, the location on or  directly
adjacent to the boundary, I consider that it the effects of the development on
the natural character of the coastal environment are an important and relevant
matter for assessment.”
Mr Moore concludes at  page 7 that:  “Overall,  it  is  my assessment that the
effects of the proposed development on natural character will be adverse / low.
Whilst the township scale will expand, the existing natural character is already
significantly modified by the existing township and the agricultural  land use,
and the proposed development controls  will  ensure the impact of  additional
built form is modest, especially when the proposed plantings mature. There will
be no significant changes to any natural processes.”
Proposed activity is consistent with this objective and these policies.

14 Moore et al (2015) Coastal Environment of Otago, Natural Character and Outstanding Natural Features and Landscapes Assessment, Clutha District Section Report.



Objective COA.2
To recognise the importance of coastal resources to Maori.
Policy COA.5
To consult and work with

• the Department of Conservation

• the Otago Regional Council

• manawhenua

• affected landowners
in resource management issues of the Coastal Resource Area.

The applicant has requested limited notification to these parties occurs.
Proposed activity is consistent with this objective and policy.

Objective COA.3
To avoid or mitigate the adverse effects that natural hazards and in particular
sea level rise may have on the natural and physical resources of the District.
Policy COA.4
To ensure that the subdivision, use and development of the Coastal Resource
Area  avoids,  as  far  as  practicable,  the  adverse  effects  of  sea  level  rise  by
adopting the best available international estimate of sea level rise.

The area in which the proposed residential activity is to be located, is on an old 
marine terrace located approximately 5m above sea level at its lowest extent 
which is well above expected sea level rise in this area.
Proposed activity is consistent with this objective and policy.

Partially Operative Otago Regional Policy Statement 2019

Policy Consideration

Policy 3.1.5 Coastal Water
Manage coastal water to:

a) Maintain  coastal  water  quality  or  enhance  it  where  it  has  been
degraded;

b) Maintain healthy coastal ecosystems, the range of indigenous habitats
provided  by  the  coastal  marine  area,  and  the  migratory  patterns  of
indigenous coastal water species or enhance these values where they
have been degraded;

c) Maintain or enhance important recreation values;
d) Maintain or enhance, as far as practicable:  i. Coastal values; and ii. The

habitats  provided  by  the  coastal  marine  area  for  trout  and  salmon

Waste water will be dealt with via onsite treatment to at least a secondary 
standard with dispersal to field.
The particular details of each secondary treatment system and dispersal field 
will be dealt with at the time of application for building consent.
Proposed activity is consistent with this policy.



unless detrimental to indigenous biological diversity.
e) Control the adverse effects of pest species, prevent their introduction

and reduce their spread.

Policy 3.1.10 Biodiversity in the Coastal Environment
Avoid significant adverse effects and avoid, remedy or mitigate other adverse
effects of activities on:

a) Areas  of  predominantly  indigenous  vegetation  in  the  coastal
environment;

b) Habitats  in  the  coastal  environment  that  are  important  during  the
vulnerable life stages of indigenous species;

c) Indigenous ecosystems and habitats that are only found in the coastal
environment and are particularly vulnerable to modification, including
estuaries, lagoons, coastal wetlands, dunelands, intertidal zones, rocky
reef systems, eelgrass and saltmarsh;

d) Habitats  of  indigenous  species  in  the  coastal  environment  that  are
important for recreational, commercial, traditional or cultural purposes;

e) Habitats,  including areas  and routes,  important  to  migratory  species;
and

f) Ecological  corridors,  and  areas  important  for  linking  or  maintaining
biological values identified under this policy.

The proposed activity includes the planting of indigenous vegetation in an area 
that is currently pasture.
Proposed activity is consistent with this policy.

Policy 3.1.12 Natural Character in the Coastal Environment
Recognise the values of natural character in the coastal environment are derived
from one or more of the following attributes:

a) Natural elements, processes and patterns;
b) Biophysical, ecological, geological and geomorphological aspects;
c) Natural  landforms  such  as  headlands,  peninsulas,  cliffs,  dunes,

wetlands, estuaries, reefs, freshwater springs and surf breaks;
d) The natural movement of water and sediment;
e) The natural darkness of the night sky;
f) Places or areas that are wild or scenic;

In  his  report,  Mr  Moore,  registered  landscape  architect,  states  at  page  7:
“Overall, it is my assessment that the effects of the proposed development on
natural character will be adverse / low.  Whilst the township scale will expand,
the existing natural character is already significantly modified by the existing
township and the agricultural land use, and the proposed development controls
will ensure the impact of additional built form is modest, especially when the
proposed plantings mature. There will be no significant changes to any natural
processes.”
Proposed activity is consistent with this policy.



g) A range of natural character from pristine to modified;
h) Experiential attributes, including the sounds and smell of the sea; and

their context or setting.

Policy 4.2.1 Sea Level Rise
Ensure Otago’s people and communities are able to adapt to, or mitigate the
effects of sea level rise, over no less than 100 years, by using:

a) A sea level rise of at least 1 metre by 2115, relative to 1990 mean sea
level (Otago Metric Datum); and

b) Adding an additional 10mm per year beyond 2115, or the most up-to-
date national or regional guidance on likely sea level rise.

The  proposed  residential  activity  is  to  be  located  on  an  old  marine  terrace
located at its lowest point approximately 5m above sea level.
Proposed activity is consistent with this policy.

Policy 4.5.1 Providing for Urban Growth & Development
Provide for urban growth and development in a strategic and co-ordinated way,
including by...
f) Having particular regard to:

i. Providing for rural production activities by minimising adverse effects on
significant soils and activities which sustain food production;

ii. Minimising competing demands for natural resources;
iii. Maintaining  high  and  outstanding  natural  character  in  the  coastal

environment; outstanding natural features, landscapes, and seascapes;
and areas of significant indigenous vegetation and significant habitats of
indigenous fauna;

iv. Maintaining important cultural or historic heritage values;
v. Avoiding land with significant risk from natural hazards...

j) Consolidating existing coastal settlements and coastal urban areas where this
will  contribute  to  avoiding  or  mitigating  sprawling  or  sporadic  patterns  of
settlement and urban growth.

The  proposed  activity  provides  for  the  consolidation  of  the  existing  coastal
settlement of Toko Mouth in an area that is well out of reach of anticipated sea
level rise.
Whilst used for pastural grazing purposes the site contains LUC class 4 land and
is, therefore, does not meet the criteria for highly productive land contained in
the NPS-HPL.  The applicant concurs that the site of the proposed activity does
not contain significant soils being predominantly silt loam over clay.  Given the
amount of land available for rural production purposes in the Clutha District,
the  cumulative  impact  of  the  loss  of  this  site  to  residential  activity  will  be
insignificant.
The site does not contain any outstanding natural features.  Mr Moore states at
page 15 of his report that:  “The site is at the edge of the coastal environment
and  the  development  will  have  no  impact  on  dynamic  coastal  or  estuarine
processes  and  associated  values.  It  will  have  some  localized  effects  on  the
natural  landforms  related  to  earthworks  for  the  proposed  road  and  for
development on Lots 12 and 13 in particular, which are located on low hill forms
behind the flat terrace top.  It will extend the township footprint, changing the
terrace top area from rural to township character but in so doing, indigenous
biodiversity will be enhanced.  Naturalness values will be reduced by the greater
extent of the township, but this is not unduly significant given that the current
rural land use already modifies naturalness values considerably.”
The site does not have any associated natural hazard risks.



Proposed activity is consistent with this policy.

New Zealand Coastal Policy Statement 2010

Policy Consideration

Policy 6 Activities in the Coastal Environment...
1.b.  consider  the rate at  which built  development  and the associated public
infrastructure  should  be  enabled  to  provide  for  the  reasonably  foreseeable
needs  of  population  growth  without  compromising  the  other  values  of  the
coastal environment;
1.c. encourage the consolidation of existing coastal settlements and urban areas
where  this  will  contribute  to  the  avoidance  or  mitigation  of  sprawling  or
sporadic patterns of settlement and urban growth;...
1.i. set back development from the coastal marine area and other water bodies,
where practicable and reasonable, to protect the natural character, open space,
public access and amenity values of the coastal environment;...

The proposed activity provides for the consolidation of the coastal settlement of
Toko Mouth on an old marine terrace well above the anticipated threat level
from sea level rise.
Mr Moore notes in his report that the site sits just beyond the inland extent of
the coastal environment which is located at the top of the coastal escarpment.
Mr Moore states at page 15:  “The site is at the edge of the coastal environment
and  the  development  will  have  no  impact  on  dynamic  coastal  or  estuarine
processes  and  associated values.   It  will  have  some localized  effects  on  the
natural  landforms  related  to  earthworks  for  the  proposed  road  and  for
development on Lots 12 and 13 in particular, which are located on low hill forms
behind the flat terrace top.  It will extend the township footprint, changing the
terrace top area from rural to township character but in so doing, indigenous
biodiversity will be enhanced.  Naturalness values will be reduced by the greater
extent of the township, but this is not unduly significant given that the current
rural land use already modifies naturalness values considerably.
The new development will necessarily have a lower density than much of the
existing township (due to septic disposal requirements) and it is to be expected
that  the  new  dwellings  proposed,  built  to  modern  standards,  will  have  a
different scale and character to many of the existing crib style dwellings in the
settlement  currently.   This  is  a  function  of  the  natural  development  of
settlements generally, with various development stages being having distinctive
character.  The proposed mitigation measures however, will ensure that the new
development integrates acceptably and does not have undue dominance, to the
point that the character of the settlement generally is significantly altered.
Overall, it is my assessment that effects on the character and values of the Toko
Mouth landscape will be adverse / low.”
Proposed activity is consistent with this policy.



Policy 13 Preservation of Natural Character
To preserve the natural character of the coastal environment and to protect it
from inappropriate subdivision, use, and development:

a. avoid adverse effects of activities on natural character in areas of the
coastal environment with outstanding natural character; and 

b. avoid significant adverse effects and avoid,  remedy or mitigate other
adverse effects of activities on natural character in all other areas of the
coastal environment; including by:

c. assessing the natural character of the coastal environment of the region
or district, by mapping or otherwise identifying at least areas of high
natural character...

Recognise  that  natural  character  is  not  the  same  as  natural  features  and
landscapes or amenity values...

Mr Moore states in his report at page 6 that:  “Although the Coastal Resource
Area in the CDP extends inland as far as Wangaloa – Toko Mouth Road, it is my
assessment  that  in  terms  of  the  guidance  provided  in  Policy  1  of  the  New
Zealand Coastal Policy Statement 2010 and as identified in Moore et al (2015) 15,
the top of the coastal escarpment provides appropriate definition of the inland
extent of the coastal environment.  The Toko Mouth settlement, being seaward
of the escarpment, is within the coastal environment, but the site itself is on the
boundary or  just  beyond.   Given the CDP zoning, the location on or  directly
adjacent to the boundary, I consider that it the effects of the development on
the natural character of the coastal environment are an important and relevant
matter for assessment.”
Mr Moore concludes at  page 7 that:  “Overall,  it  is  my assessment that the
effects of the proposed development on natural character will be adverse / low.
Whilst the township scale will expand, the existing natural character is already
significantly modified by the existing township and the agricultural  land use,
and the proposed development controls  will  ensure the impact of  additional
built form is modest, especially when the proposed plantings mature.  There will
be no significant changes to any natural processes.”
Proposed activity is consistent with this policy.

15 Moore et al (2015) Coastal Environment of Otago, Natural Character and Outstanding Natural Features and Landscapes Assessment, Clutha District Section Report.



Appendix 7: Analysis of Requirements of Rule 12.A.1.4 Otago Regional Water Plan.
Table 4: Analysis of Proposed Activity in Relation to Rule 12.A.1.4 Otago Regional Water Plan.

Rule 12.A.1.4 Analysis of Proposed Activity

12.A.1.4(a):
The  discharge  does  not  exceed  2000  litres  per  day
(calculated as a weekly average).

The  discharge  from  each  individual  wastewater  system
will be within this limit.
Proposed  activity  complies with  this  performance
standard.

12.A.1.4(b):
The discharge does not occur within the A zone of any
Groundwater  Protection  Zone,  as  identified  on  the  C-
series maps...

The  discharge  from  each  individual  wastewater  system
will  not  occur  within  the  A  zone  of  any  Groundwater
Protection Zone as the site is not located within such a
zone16.
Proposed  activity  complies with  this  performance
standard.

12.A.1.4(c):
The system’s disposal field is sited more than 50 metres
from any surface water body or mean high water springs.

'Surface water body' is not defined in the plan; however,
'water body' has the same meaning as that in the RMA
being:  “...fresh water or geothermal water in a river, lake,
stream,  pond,  wetland,  or  aquifer,  or  any  part  thereof,
that is not located within the coastal marine area.”
The plan also uses the same definition for 'river' as the
RMA being “...a continually or intermittently flowing body
of  fresh  water;  and  includes  a  stream  and  modified
watercourse;  but  does  not  include  any  artificial
watercourse (including an irrigation canal,  water supply
race, canal for the supply of water for electricity power
generation, and farm drainage canal).”
The  drains  within  the  site  fall  within  the  exclusion
applying to 'farm drainage canal'.
None of the proposed allotments are within 50m of any
surface water body or mean high water springs.
Proposed  activity  complies with  this  performance
standard.

12.A.1.4(d):
The system’s disposal field is sited more than 50 metres
from any bore which:

i. Existed  before  the  commencement  of  the
discharge activity; and

ii. Is  used to supply  water for  domestic  needs or
drinking water for livestock.

There are no bores shown on the Otago Regional Council
Mapping Resource within 50m of the site17.
The  applicant  informs  that  it  is  unaware  of  any  other
bores not shown on the Otago Regional Council Mapping
Resource.
Proposed  activity  complies with  this  performance
standard.

12.A.1.4(e):
There is no direct discharge of human sewage, or effluent
derived from it, to water in any drain or water race, or to
groundwater.

The intention is that each individual wastewater disposal
field  will  be  designed  and  located  in  such  a  way  that
compliance with this performance standard is achieved.
This can also be checked at the time of application for
building consent when the specific details of the disposal
field including location are known.
Proposed  activity  complies with  this  performance
standard.

12.A.1.4(f):
Effluent from the system does not run off to any other
person’s property.

The intention is that each individual wastewater disposal
field  will  be  designed  and  located  in  such  a  way  that
compliance with this performance standard is achieved.
This can also be checked at the time of application for

16 See Appendix 7a overleaf for copy of the areas covered by the c series maps in the Otago Region.
17 See Appendix 7b overleaf for copy of the map in relation to the site.



building consent when the specific details of the disposal
field including location are known.
Proposed  activity  complies with  this  performance
standard.

12.A1.4(g):
The  discharge  does  not  cause  flooding  of  any  other
person’s property, erosion, land instability, sedimentation
or property damage.

The intention is that each individual wastewater disposal
field  will  be  designed  and  located  in  such  a  way  that
compliance with this performance standard is achieved.
This can also be checked at the time of application for
building consent when the specific details of the disposal
field including location are known.
Proposed  activity  complies with  this  performance
standard.



Appendix 7a:  Otago Regional Council – Areas Covered by C-Series Maps.



Appendix 7b: Bores in Vicinity of Site.



Appendix 8: Site Remedial Action Plan.















































































Appendix 9: Onsite Wastewater Feasibility Assessment & Stormwater Management Plan.




















































