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P.O. Box 25
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Hi,

239d Moturata Road, Taieri Beach – Subdivision and Landuse Consent

Site

1. Our clients, Clark and Megan Campbell, own a property located at 239d Moturata Road, Taieri

Beach legally described as Lot  9 Deposited Plan 399272 contained in record of title  3960191

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

Figure 1:  Location of Site – Approximate Site Boundaries shown in Acqua.

2. The site comprises of approximately  2.9770 hectares of land predominantly in pasture with a

swathe of maturing indigenous plantings on the western and southern boundaries planted as a

consequence of the previous subdivision creating the site2.  The site is gently sloping and sits on

a marine terrace adjacent to Taieri Beach.

3. The previous subidivison consent that created the site, RM 1411, identified a building platform

on which residential activity could occur and resulted in a consent notice on the record of title

1 Copy of record of title 399272 is appended at Appendix 1a.
2 See RM 1411.



for the site3.   At  the present time, the consent notice governs maintenance of  the existing

indigenous vegetation and controls built elements on the identified building platform.  Recently

Clark  and  Megan obtained  building  consent  to  erect  a  dwelling  on  that  identified  building

platform – see BC202544.

Zoning

4. Pursuant  to  the  Clutha  District  Council  District  Plan  (1998) (district  plan)  the  site  is  zoned

Coastal Resource Area.  The zoning of the site pursuant to the district plan is shown in Figure 2a

below.  The green strip to the east of the site in Figure 2a below is unformed legal road shown

as esplanade reserve on the district plan – see Figure 2b below.  Moturata Road is classified as a

collector road in Schedule 6.9 Roading Hierarchy of the district plan.

Figure 2a:  Zoning pursuant to the District Plan – see Zone Map U51.

Figure 2b:  Unformed Legal Road shown as Esplanade Reserve to the East of the Site.

5. There are no other planning features shown on the district plan map in relation to the site.

3 Copy of consent notice 7921033.5 is appended at Appendix 1b.
4 Copy of the site plan approved by BC20254 is appended at Appendix 2.



Proposed Activity

6. Clark and Megan propose to subdivide the property into two lots identifying a building platform

in the process on the resultant Lot 2 as shown in Figure 3a below – full copy of the subdivision

scheme plan is appended at Appendix 3.

Figure 3a:  Proposed Lots 1 and 2.

7. Proposed Lot 1 will contain approximately 2 hectares and the existing building platform upon

which  building  consent  for  a  dwelling  has  been  obtained.   Proposed  Lot  2  will  contain

approximately 9,720m2 and an identified building platform with dimensions of 30m by 30m.

8. Access is via existing right of way shown as 'A' on the subdivision scheme plan with a new right

of way, shown as 'B' on the subdivision scheme plan, providing access over proposed Lot 1 to

proposed Lot 2.  Right of way B will have a minimum legal width of 6m and a minimum formed

lane of 2.5m with metalled shoulders in accordance with NZS4404.

9. Mr  Hugh  Forsyth  of  Site  Environmental  Consultants,  has  prepared  a  landscape  assessment

report5 including a supplemental graphic of landscape figures6.  Mr Forsyth proposes mitigation

planting for both proposed Lots 1 and 2 in the areas identified as 'C', 'D' and 'E' as shown in

Figure 2 of his supplemental graphic and reproduced in Figure 3b below.

10. Mr  Forsyth  has  also  included  in  his  landscape  assessment  report  at  appendices  B  and  C

5 Copy appended at Appendix 4a.
6 Copy appended at Appendix 4b.



respectively the built element conditions and the planting conditions and guidelines.

Figure 3b:  Proposed Mitigation Planting for Proposed Lots 1 and 2.

11. The residential unit on the identified building platform for proposed Lot 2 will:

• Be serviced for potable water via collection of rainwater from non-toxic roof surfaces to

storage in tanks of a suitable size.  Excess water will be sent to sump and/or to existing

stormwater drainage system within the site.  Stormwater from hard surfaced areas will

be sent to sump and/or to existing stormwater drainage system within the site.  The

applicants request that as a condition of land use consent for Lot 2, that a drainage

plan, demonstrating that post development flows are no more than pre-development

flows and that the existing stormwater flow paths through Lot 2 remain viable post

development, is submitted for approval by Council at the time of or prior to application

for building consent.

• Have an area of minimum dimensions of 4.5m x 11m with suitable fire engine access,

water storage of 45,000 litres (45m³) or equivalent firefighting capacity with that water

supply being located within 90m of the fire risk or otherwise provide for water supply

and  access  to  water  supplies  for  firefighting  purposes  consistent  with  the  SNZ/PAS

4509:2008 New Zealand Fire Service Firefighting Water Supplies Code of Practice.  The

firefighting reserve will be separate to the potable water reserve.

• Be serviced by on-site wastewater treatment via, at minimum, an approved secondary

treatment system with dispersal to field or such other solution designed by a suitably



qualified person.

• Have a maximum height of 5m above ground level and 5m for ancillary buildings.  The

roof of buildings are to be clad in corregated steel or iron tray roofing or timber shingles

(unpainted).  The exterior walls of  buildings are to be clad in timber (natural finish or

appropriately  coloured)  or plaster  (appropriately painted)  or  locally  sourced rock or

corrugated iron (appropriately coloured).  Roof colour shall have a reflectivity value of

10% or less whilst exterior wall colour shall have a reflectivity of 30% or less except

where unstained natural timber is used for cladding or detailing.

12. A consent notice on the title for proposed Lot 2 shall require:

• Ongoing maintenance of the mitigation planting.

• New tree and shrub plantings further than 15m from the residential unit are to consist

of indigienous species only with a mature height of no more than 7m.  New tree and

shrub plantings within 15m of a residential unit must not exceed a mature height of

5m.

• Outdoor lighting to:

(a) Be shielded from above in such a manner that the edge of the shield shall  be

below the whole of the light source.

(b) Have a filter to filter out the blue or ultraviolet light, provided the light source

would  have  more than 15% of  the  total  emergent  energy  flux  in  the  spectral

region below 440nm.  The filters used must transmit less than 10% of the light at

any wavelength less than 40nm.  This therefore includes, but is  not limited to,

fluorescent, mercury vapour and metal halide lamps.

(c) All fixed exterior lighting shall be directed away from adjacent propoerties, roads

and marine environment.

13. Existing electricity services are available at the boundary to each lot.

14. The applicants request that the Clutha District Council (Council) processes this application on a

non-notified basis, unless it determines that any party meets the statutory requirements for

being an affected party, in which case the applicants request that Council  undertake limited

notification to that party so assessed.

15. A completed application form precedes this assessment of environmental effects.  The applicant

will pay the deposit application fee by way of electronic transfer upon receipt of an invoice from

Council.



Activity Status

Subdivision Activity

16. The general subdivision of sites within the  Coastal Resource Area has a  discretionary activity

status7 with  the  assessment  criteria  stating:   “In  assessing  any  application  under  this  rule,

Council in addition to those matters set out in Section 104 of the Act shall also consider the

criteria of Section 3.7 Subdivision, Rule SUB.1(d) and Rule SUB.4, the objectives and policies of

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

Zealand Coastal Policy Statement.”

17. An analysis of the proposed subdivision activity against relevant performance standards in Rule

SUB.1(d) and Rule SUB.4 is undertaken in  Appendices 5a and 5b respectively.  That analysis

determines that the proposed subdivision activity meets all relevant performance standards in

both Rule SUB.1(d) and Rule SUB.4.

18. An analysis of the proposed activity (both subdivision and land use) with respect to the relevant

policy framework is undertaken in a subsequent section below (see paragraphs 44 – 45).  That

analysis  determines  that  the  proposed  activity  is  generally  consistent  with  relevant  policy

considerations.

Residential Activity

19. The existing residential activity on Lot 1 is permitted via RM 1411 and BC20254.

20. In the Coastal Resource Area, any activity that has the effect of erecting a building or structure is

a restricted discretionary activity8 with the discretion of Council restricted to:

• 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.

21. An analysis of the effects of the proposed residential activity on the identified building platform

7 See Rules COA.5 and SUB.2(a).
8 Rule COA.4(b).



for Lot 2 with respect to the aforementioned matters of discretion is undertaken at paragraphs

42 – 43 below.  That analysis determines that any adverse effects arising from the proposed

residential activity on the identified building platform for Lot 2 will be less than minor.

22. The discharge of treated wastewater to land complies with the requirements of Rule 12.A.1.4 of

the Otago Regional Water Plan9.

Affected Parties

23. As a starting point Rule COA.4(c) states:  “Any application or resource consent under (a) and (b)

of this rule will generally not be notified.”  No adjoining neighbours are considered affected by

the proposal.  The dwelling on proposed Lot 1 forms part of the existing environment by stint of

RM  1411 and  BC20254.   There  is  existing  mature  indigenous  vegetation  on  the  western

boundary of the site which limits views to the identified building platform on Lot 2 from the

right of way with the proposed mitigation planting adding to this existing area as well as those

on  the  southern  and  northern  boundaries  of  the  site10  The  proposed  mitigation  planting

provides context and buffering for residences on adjoining land11.

24. However, Rule COA.2 states:  “Consultation:  Any person making an application for a Resource

Consent and Council, in considering any Resource Consent application, shall consult with the

Runanga  that  has  kaitiaki  in  that  particular  area,  and  where  relevant,  the  Department  of

Conservation and the Regional Council.”

25. If Council determines that any of the runanga that has kaitiaki for this area, the Department of

Conservation or the Otago Regional Council  is an affected party, the applicants request that

limited notification occurs with respect to that party determined by Council to be an affected

party.  However, care has been taken in the design of the proposed activity to ensure that:  (a)

the design is sympathetic to the concerns most frequently raised by runanga12; (b) the design

does not adversely impact on the marine environment and increases the amount of biodiversity

on the site; and (c) disposal of treated wastewater complies with  Rule 12.A.1.4 of the Otago

Regional  Water Plan,  the risk  from or on natural  hazard is  low13 and the proposed activity

includes increasing biodiversity on the site.

National Policy Statement for Highly Productive Land

26. The National Policy Statement for Highly Productive Land (NPS-HPL), which came into force on

17 October 2022, seeks to ensure the availability of New Zealand’s most favourable soils for

9 See Appendix 6 for that analysis.
10 See Assesssment of Landscape & Visual Effects paragraphs 4.3 and 6.8 – 6.10.
11 See Assesssment of Landscape & Visual Effects paragraphs 4.2 and 4.3.
12 See Appendix 7, Assessment Matter 'The effect on cultural values' for more detail.
13 See Appendix 5a, Performance Standard 'B  The effects of Natural Hazards'.



food and fibre production, now and for future generations by providing direction to improve the

way highly productive land is managed under the Resource Management Act 1991 (RMA)14.

27. The site is classifed by Manaaki Whenua Landcare Research as Land Use Capability class 4 – see

Figure 4 beow.

Figure 4: LUC Classification of the Site.

28. The NPS-HPL only applies to LUC 1, 2 or 3 land which is zoned rural 15.  The fact that the site is

currently mapped as LUC 4 means the NPS-HPL is not applicable to the site.

National Environmental Standards

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

Human  Health (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.

30. The site is not registered as a HAIL site on the Otago Regional Council database and there are no

registered HAIL sites within a one kilometre radius of the site as shown in Figure 5 below.  There

is a bore, I45/0004, located approximately 740m north of the site at 11 Palmer Place.  The

applicants inform that there is also a bore at Forestry Park at 2 Akatore Road and another bore

at 123 Moturata Road.  The proposed activity will have no effect on any of these bore sites.

31. The applicants request that Council undertakes a HAIL search of its records in relation to the

site.

14 Ministry  for  the  Environment:   https://environment.govt.nz/publications/national-policy-statement-for-
highly-productive-land/

15 See clause 3.5(7).



Figure 5:  ORC HAIL Database Search Results for Site.

Notification

32. Rule COA.2 states:  “Any person making an application for a Resource Consent and Council, in

considering any Resource Consent application, shall consult with the Runanga that has kaitiaki

in that particular area, and where relevant, the Department of Conservation and the Regional

Council.”

33. The applicants consider that consultation with the Department of Conservation is not releant in

the  circumstances  as  the  proposed  activity  does  not  effect  the  marine  environment  and

provides a positive effect with respect to biodiversity by increasing the amount of indigenous

cover on the site.  Likewise, the applicants do not consider that consultation with the Otago

Regional Council is relevant because the proposed activity will meet the criteria stipulated in

Rule 12.A.1.4 of the Otago Regional Water Plan for discharge of treated wastewater to land, the

risk from natural  hazards is  considered to be low and the proposal  increases the extent of

indigenous cover on the site.  Consultation with Runanga has not been undertaken because the

applicants consider that the effects on cultural values of the proposed activity are less than

minor16.

34. If  Council  deems that  any of  these three parties,  Runanga,  Department  of  Conservation or

Otago  Regional  Council,  meet  the  statutory  criteria  of  being  an  affected  party,  then  the

applicants consent to limited notification being undertaken with respect to that party.

35. The district plan states in relation to restricted discretionary subdivision activity that (emphsis

added): “Restricted Discretionary activity status enables Council to refuse subdivision where it is

considered  that  there  will  be  a  significant  adverse  effect  on  public  services  in  the  locality.

Notification of adjoining owners’  consent will  generally  not be needed as the majority of

16 For more detail see, for example, Appendix 7, analysis of 'effect on cultural values'.



effects will be on Council owned services.”

36. With respect to the  residential  discretionary activity  on Lot 2,  no adjoining landowners are

considered to be adversely affected by the proposed activity to an extent that is more than

minor.

Permitted Baseline & Receiving Environment

37. 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 proposed activity.

38. The district plan does not provide for any subdivision activity with a permitted activity status

and, therefore, there is no permitted baseline relevant to the subdivsion component of the

present application.

39. The residential activity on proposed Lot 1 falls within the permitted baseline.  This is because

residential  activity  on Lot  1  is  authorised by  RM 1411 and BC20254.   This  means that  the

residential activity on Lot 1 cannot be taken into account when assessing the effects of the

proposed activity.

40. However, for Lot 2, there is no permitted baseline for land use activities involving the erection of

buildings within the Coastal Resource Area.

Assessment of Environmental Effects

Subdivision Activity

41. The subdivision activity has an activity status of  discretionary.   An analysis of the proposed

subdivision activity against relevant performance standards in Rule SUB.1(d) and Rule SUB.4 is

undertaken in Appendices 5a and 5b respectively.  That analysis determines that the proposed

activity meets all relevant performance standards in both Rule SUB.1(d) and Rule SUB.4.

Residential Activity

42. The erection of buildings and structures in the Coastal Resource Area has an activity status of

restricted  discretionary with  the  assessment  of  environmental  effects  in  relation  to  the

proposed residential activity on the idientified building platform on Lot 2 being restricted to:

• 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.

43. An analysis  of the proposed residential  activity on Lot 2 against  those matters of restricted

discretion is set out in Appendix 7.  That analysis shows that any adverse effects arising from the

residential activity on Lot 2 is in the range of no effect to no more than minor with a positive

effect for indigenous flora and fauna.

Assessment of Relevant Objectives & Policies

44. Rule COA.5 and SUB.2(a) require an assessment of the policy framework of the district plan

(subdivision and coastal  resource area sections),  the regional  policy statement,  the regional

coastal plan and the New Zealand Coastal Policy Statement.

45. 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 8a – c respectively.   That policy assessment demonstrates that the

proposed activity is generally consistent with relevant policy framework.

Conclusion

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

consent for the establishment of residential activity on the identified building platform on Lot 2.

The proposed activity includes a number of mitigation measures as detailed at paragraphs 11 –

12.

47. An assessment  of  landscape and visual  effects  including a  supplementary  graphic  has  been

prepared by Mr Hugh Forsyth of Site Environmental.

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

discretionary whilst the establishment of residential activity on Lot 2 has an activity status of

restricted discretionary meaning the overall activity status is discretionary.

49. There is  no  permitted baseline for subdivision activity or erection of buildings and structures

within the Coastal Resource Area.  However, the dwelling on the identified building platform on

Lot 1 is within the permitted baseline because the building platform is authroised by RM 1411

and the dwelling on that platform by BC20254.



50. 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 also  positive

effects associated with the proposed activity.

51. 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.

52. The application is lodged on a non-notified basis.  The applicants do not consider that any party

meets the statutory criteria for being an affected party.  No adjoining landowner is adversely

affected because the effects of the proposed activity are less than minor.  The proposed activity:

• does not affect the marine environment;

• the discharge to land of, at minimum, secondary treated wastewater will meet the criteria of

a permitted activity pursuant to Rule 12.A.1.4 of the Otago Regional Water Plan;

• there is a low risk from natural hazards;

• is in keeping with the intensity and of residential development in the locale; and

• the effect on cultural values is less than minor.

As such, consultation with Department of Conversation and Otago Regional Council was not

considered relevant by the applicant.  If Council determines that the local Runanga meets

the criteria for being an affected party, the applicants request Council proceeds on a limited

notified basis.

53. It is, therefore, open to Council to grant consent to the present application, preferably on a non-

notified basis,  and the applicants respectfully  request that Council  does so.   The applicants

request provision of a draft set of conditions of consent prior to issuing of consent.

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



Appendix 1a: Record of Title 396019.









Appendix 1b: Consent Notice 7921033.5.





























Appendix 2: Copy of BC20254 Site Plan.



Appendix 3: Subdivision Scheme Plan.



Appendix 4a: Landscape Assessment Report.



































Appendix 4b: Landscape Figures.































Appendix 5a: Analysis of Proposed Subdivision Activity Against Relevant Performance Standards in Rule SUB.1(d)17.

A. THE EFFECTS OF SUBDIVISION DESIGN

Performance Standard Analysis of Proposed Subdivision Activity

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.

Access to the site is from Moturata Road via an existing right of way which is shown as
Easement  A on the subdivision  scheme plan.  This  easement  will  be retained albeit
updated to include proposed Lot 2.  A new right of way, shown as B on the subdivision
scheme plan, will provide access over proposed Lot 1 to proposed Lot 2.  The access is of
suitable width and formation to provide for the operation of emergency services.

The existing pedestrian access over the site to the coast will be retained and is located
within Lot 1 as shown on the subdivision scheme plan.

The subdivision  design  provides  good orientation to  the north  to  provide access  to
passive solar energy sources if landowners want to incorporate these into their dwelling
build design.

The proposed subdivision relates well to adjoining development and is in keeping with
the character of surrounding development.

Both  lots  will  be  self-serviced  for  potable  water,  wastewater  and  stormwater.
Connections to electricity and telecommunications will be supplied by the developer at
the time of subdivision works.

The proposed subdivision complies with this performance standard.

2.  THE SUBDIVISIONS 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

• 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

The site is not a registered historic place, archelogical site or waahi tapu.  There are no
outstanding  natural  features  on  the  site  and  the  site  is  not  included  in  an  area  of
outstanding landscape character.
The existing indigenous vegetation on the site, which was planted as part of the original
subdivision creating the site, is proctected via consent notice on the title.  Additional
planting supporting the existing indigenous vegetation is proposed and likewise will be
protected via consent notice on the resulting titles.
The building platform on Lot 1 has consent and, therefore, forms part of the existing
environment as does the dwelling on that building platform which has building consent.
The building platform on Lot 2 has been located in a manner which is sympathetic to the
site and the receiving environment including dwellings on adjoining properties.   The
building  platform  on  Lot  2  is  set  back  further  from  the  marine  environment  than
adjacent consented building platforms on sites adjoining the marine environment.  The

17 Performance standard G.  Electricity Transmission Line Corridor is not relevant to the subject application and site.



building platform on Lot 2 does not interfere with the efficent functioning of natural
drainage  systems  within  the  site.   The  proposed  subdivision  complies with  this
performance standard.

B. THE EFFECTS OF NATURAL HAZARDS

Performance Standard Analysis of Proposed Subdivision Activity

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 is located on an old marine terrace with the identified building platform on Lot
2 set back approximately 84.8m from the eastern boundary of the site and located at an
elevation of between approximately 12.3m and 13.2m.  As such, the identified building
platform on Lot 2 is not at risk of sea level rise.  The rocky headland to the south of the
site and the smaller one to the north, as shown in  Figure 6 below, appears to largely
protect the shoreline adjacent to the site.

Figure 6:  Rocky Promontories in Vicinity of the Site.

The proposed subdivision will  not  interfere with the natural  drainage systems on or
adjacent to the site.
The only earthworks related to the subdivision activity is formation of ROW B which will
be  fairly  minimal.   Although expected to  be fairly  minimal,  the exant  extent  of  the
earthworks  associated  with  any  buildings  on  the  indentified  building  platform  are
dependent  on  the precise  location  and design  of  any  building  within  the identified
building platform.
The proposed activity complies with this performance standard.

C. NATURAL VALUES

Performance Standard Analysis of Proposed Subdivision Activity



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 subdivision will have no effect on wetlands, lakes or rivers including their margins.
The site does not include an outstanding natural features nor does it form part of an
outstanding natural landscape.
Potentially the site falls within an area of high visual amenity.  However, the landscape
assessment report notes that the site is 'significantly modified'18 and states at paragraph
5.10:   “The  potential  adverse  effects  on  the  visual  amenity  of  the  site  from  the
development of one additional dwelling on the proposed site is assessed as:  Short term
adverse visual effects – 1 – 5 years: low/medium.  Longer term adverse visual effects –
10+ years: low.”
The proposed activity complies with this performance standard.

D. PROVISION OF NETWORK UTILITY SERVICES

Performance Standard Analysis of Proposed Subdivision Activity

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.  The
subdivider or developer shall be responsible for meeting the full costs of making such
provisions  (including  where  the  work  is  carried  out  by  Council)  unless  otherwise
provided by section 3.8 Financial and Reserve Requirements or any assessment carried
out under SUB.1(d)D.4(ii)-(v).  Any road shall vest in Council or the NZ Transport Agency,
as appropriate, on deposit of the survey plan.  Any other works, services or facilities,
except  works  of  network utility  operators  other  than the Council  which  are  located
within  a  street  or  reserve,  or  the  circumstances  are  such  that  public  control  is
warranted, shall vest in Council on deposit of the survey plan.

The proposed subdivision does not  include the development of  any roads.   A short
extension to the right of way, being the area identifed as ROW B, will be required into
the site.
The consent holder will extend power and telecommunications services into the site.
The proposed activity complies with this performance standard.

2. STORMWATER AND SEWERAGE DISPOSAL:

For subdivision in unreticulated areas, see Rule SUB.4.C(4).

The proposed activity complies with this performance standard.
Please refer to Appendix 5b, analysis of SUB.4.C(4), for further detail.

3. WATER SUPPLY:

For subdivision in unreticulated areas, see Rule SUB.4.C(4).

The proposed activity complies with this performance standard.
Please refer to Appendix 5b, analysis of SUB.4.C(4), for further detail.

4. ROADING: The proposed subdivision does not require the upgrade or formation of any existing

18 See, for example, Assessment of Landscape & Visuall Effects, paragraph 5.8.



(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.

Note: Also refer to Rule TRAN.1.

road.  As stated above, the existing right of way will be extended into the site in the area
shown as ROW B on the subdivision scheme plan.
The proposed activity complies with this performance standard.

5. TELECOMMUNICATIONS AND 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.

The only  reticulated services  to  be provided  are  electrivity  and telecommunications
which the consent holder will complete when undertaking subdivisional works prior to
receiving s224 certification from Council.
The proposed activity complies with this performance standard.

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.

Not applicable.
It is anticpated that Council may impose as a condition of subdivision consent that plans
prepared by a suitably qualified person for the formation of ROW B must be submitted
to Council for approval prior to commencement of earthworks.

E. FINANCIAL AND RESERVE REQUIREMENTS

Performance Standard Analysis of Proposed Subdivision Activity



Council shall, where considered appropriate, impose conditions requiring financial and
reserve contributions in accordance with the provisions of  Section 3.8 Financial  and
Reserve Requirements.

Not applicable.
None  of  the  circumstances  relevant  to  the  imposition  of  a  financial  and  reserve
contribution are applicable.

F. PUBLIC INTEREST

Performance Standard Analysis of Proposed Subdivision Activity

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 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  other  recreational,  historical,  or  culturally  important  sites  or
resources.

Not applicable.

Any infrastructure extensions (electricity, telecommunications, ROW B) will be financed
by the consent holder.

Access from the existing ROW to the shoreline via the existing pedestiran right of way
over the site will be retained.



Appendix 5b: Analysis of Proposed Subdivision Activity Against Relevant Performance Standards in Rule SUB.419.

Land Suitability Rule SUB.4.A

Performance Standard Analysis of Proposed Subdivision Activity

Land Suitability
A.1 …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…

• does  not  contain  uncontrolled  fill,  peat  soils  or  other  unconsolidated
material

• is not closer than 20 metres [in any Urban, Transitional or Rural Settlement
Area or within 50 metres in any Rural or Coastal Resource Area] to any:
-  stream or 3 metres in width or greater;
-  any wetland or lake…;
- any water body within those water supply catchments identified on the
Planning Maps…[or] Schedule 6.6.

The building platform on Lot 1 is consented via  RM 1411 and BC20254.  The building
platform on Lot 2 is located at contour levels between approximately 12.3m and 13.2m
and is located on an old marine terrace approximately 84m from the eastern boundary
of the site which adjoins legal road and the marine environment.
Proposed subdivision activity complies with this performance standard.

A.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.

Not applicable.

A.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...

Not applicable.

Minimum Frontage and Provision of Vehicular Access Rule SUB.4.B

Performance Standard Analysis of Proposed Subdivision Activity

B.1 The minimum frontage for any allotment of any subdivision shall be 3.5 metres… Both lots have frontage to Moturata Road via rights of way.
Proposed subdivision activity complies with this performance standard.

B.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…that:

The subdivision design provides for access which meets these requirements.
Proposed subdivision activity complies with this performance standard.

19 Performance stardards contained in Rule SUB.4.D (matters to specific the industrial resource area – Toko Plains) are not relevant to the current application.



• ensures the convenience of the occupants;
• facilitates service deliveries;
• avoids nuisances to neighbours;
• maintains public amenities…

B.3 All weather vehicular access shall be provided to any subdivision…. All  weather  surface  will  be  provided  for  each  of  the  vehicle  accesses  servicing  the
building platforms.
Proposed subdivision activity complies with this performance standard.

B.4 The location and design of all points of access from a legal road within the District
shall comply with…Rule TRAN 4.

Rule TRAN.4 details the performance standards for access.
Proposed subdivision  activity  complies with  relevant  performance standards  in  Rule
TRAN.4.

B.5 The width of such access…. Moturata Road is classified as a collector road pursuant to the district plan.
The site is accessed via an existing, formed right of way identified on the subdivision
scheme plan as 'A'.  Right of way 'B' provides access within the site to each proposed
lots and will have a minimum legal width of 6m and a minimum formed width of 2.5m
with metalled shoulders in accordance with NZS4404.
Proposed subdivision activity complies with this performance standard.

Design Factors Rule SUB.4.C continued...

Performance Standard Analysis of Proposed Subdivision Activity

C.1 The subdivision shall be planned, designed, constructed and maintained so as to:
• protect and preserve the coast, or any river, stream, lake, wetland and their

margins, or public drain
• provide  a  system  by  which  water  within  the  subdivision  will  be  removed

without causing damage or harm to the natural environment or to property of
persons…

• ensure  that  waters  drained  from  the  subdivision  are  substantially  free  of
adverse contaminants…

• ensure that waters are drained from the subdivision in a manner that does not
cause erosion or flooding…

• avoid flooding of the land in the subdivision or in other areas…
• ensure that  there is no significant  adverse effect on natural  river or stream

beds or aquatic ecosystems by the construction of bridges or culverts
• ensure that it is possible to dispose of sewage and waste water effluent…in a

manner which does not decrease existing water quality of any receiving water.

Stormwater from roof surfaces on Lot 2 will, in the first instance, be conserved to tanks
for potable water and firefighting purposes (static reserve) with excess being directed to
sump or, with scour protection if required, to existing stormwater systems within the
site.
Stormwater from other hard surfaces will  be directed either to sump or,  with scour
protection  if  required,  to  existing  stormwater  systems including  drainage  areas  and
channels which will filter the stormwater and do not have associated erosion or flooding
issues.
The  residential  unit  on  Lot  2  will  be  serviced  via  on-site,  at  minimum,  secondary
wastewater treatment with dispersal to desgined field.  The location of the wastewater
treatment plant and dispersal field, or other technical solution, will  be identified and
designed by a suitably qualified person as part of the building consent application for
the residential unit.
Proposed subdivision activity complies with this performance standard.



C.2 Where a site is intended to accommodate a building the site shall contain adequate
buildable area free of impediments such as drainage lines….

Lot 2 has an identified 30m by 30m building platform located on a suitable buildable
area free of impediments.  A condition of consent will ensure that the residential unit
must be erected within the identified building platform on Lot 2.
Proposed subdivision activity complies with this performance standard.

C.3 Where a site is intended to be used for multi-unit residential development… Not applicable.

C.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 …quantities of effluent generated is

in  excess  of  three  household  units…shall  be  certified  by  Council’s
Environmental Health Officer…

None of the lots on which residential activity is to be established are less than 4,000m2.
Lot 2 is of a size sufficient for the safe disposal of both stormwater and wastewater.
Proposed subdivision activity complies with this performance standard.



Appendix 6: Analysis of Requirements of 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).

Lot 1 has received building consent from Clutha District
Council  (see  BC20254).   The  discharge  from  the
wastewater system on proposed Lot 2 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 the Lot 2 wastewater system will not
occur within the A zone of any Groundwater Protection
Zone as the site is not located within such a zone20.
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).”
Lot 2 is not within 50m of any surface water body.
Given  that  the identified  building  platform for  Lot  2  is
located approximately 84.8m from the eastern boundary,
there is sufficient space within Lot 2 for the dispersal field
to be located more than 50m from the 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 site21 and the bores
known to the applicant are not within 50m of the site.
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 wastewater dispersal field for Lot 2 will be designed
and located by a suitably qualified person 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): The wastewater dispersal field for Lot 2 will be designed
and located by a suitably qualified person in such a way

20 See Appendix 6a overleaf for copy of the Otago Regional Council c-series map 25.
21 See Figure 5 of the Assessment of Environmental Effects.



Effluent from the system does not run off to any other
person’s property.

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

The wastewater dispersal field for Lot 2 will be designed
and located by a suitably qualified person 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 6a: Otago Regional Council – C-Series Map 25.



Appendix 7: Analysis of Proposed Residential Activity on Lots 2 Against Relevant Restricted Discretionary Site Assessment Criteria 
Contained in Rule COA.4(b).

Assessment Matter Analysis of Proposed Residential Activity on Lot 2

The ability of the site to dispose
of wastes adequately

The dwelling on Lot 2 will be serviced for wastewater by its own onsite secondary treatment system with dispersal to field designed and located
by a suitably qualified person.  The specific wastewater system design for the dwelling on Lot 2 will be provided at the time of building consent
application.
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 6 and demonstrates that
the proposed treated wastewater discharge to land from a dwelling on Lot 2, provided it is suitably designed and located, complies with each
condition.
Stormwater from roof surfaces will be conserved in the first instance for potable water supply and firefighting static reserve with overflow going
to sump and/or natural drainage within Lot 2 as will water from any hard surfaced areas.  The applicants request that as a condition of land use
consent for Lot 2, that a drainage plan, demonstrating that post development flows are no more than pre-development flows and that the
existing stormwater flow paths through Lot 2 remain viable post development, is submitted for approval by Council at the time of or prior to
application for building consent.
The proposed residential activity on Lot 2 complies with this assessment matter.

The effects  of  sea  level  rise  or
coastal erosion

Lot 2 is situated on an old marine terrace elevated above the marine environment.  There are two rocky promintories protecting the beach
immediately adjacent to the dune area adjoining the site.  The identified building platform on Lot 2 is set well back, at least approximately 84m,
from the marine environment.  As such, there should be  little to no effects arising from sea level rise or coastal erosion on Lot 2 and the
identified building platform therein.

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

Mr Forsyth, Registered Landscape Architect, has undertaken a landscape assessment report and has assessed the adverse effects of buildings
and structures on the identified building platform for Lot 2 as 'low' in the short term and 'very low' in the long term22.  Mr Forsyth reasoning,
provided at paragraphs 5.8 and 5.9, is that although the site is contained within the coastal environment it is 'significantly modified', 'containing
none of its original landcover' and 'reflects few natural processes that are associated with the coastal environment apart from the uplift that
created it and the continued formative process and the influence of climate'; and as such, the proposed development of Lot 2 is 'not anticipated
to have any adverse effect on existing natural character environment, which is expected to improve with additional mitigation planting '.
The proposed development of Lot 2 is anticipated to have a beneficial effect on natural character due to the proposed mitigation planting.

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

The immediate locale has been almost fully developed.  The site originates from a 9 lot subdivision,  RM 1411, and a more recent 16 lot
subdivision north of right of way ‘A’ to the site  has recently been completed.  The proposed residential activity on Lot 2 is in keeping with
surrounding residential development.
The effects of the proposed residential activity on Lot 2  will be in the range  negligible to less than minor with respect to this assessment
matter.

22 See Appendix 4a, Assessment of Landscape & Visual Effects, paragraph 5.7.



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

The site is highly modified containing none of its original landcover23.  Mitigation planting with indigenous species was undertaken as part of the
original subdivision creating the site and this planting is now well established.  Figure 2 of the landscape figures prepared by Mr Forsyth details
the additional mitigation planting to be undertaken on Lot 2 in relation to the identified building platform.  This planting will increase the extent
of indigenous cover on the site.
The effects of the proposed residential activity on Lot 2 will be positive with respect to this assessment matter.

The effect on cultural values The proposed residential activity on the identified building platform on Lot 2 will have a less than minor effect on cultural values.  This is
because:

• The site is highly modified containing none of its original land cover.

• The mitigation planting with indigenous species will add to the existing indigenous vegetation on Lot 2 that was planted as a result of
RM 1411.

• The existing pedestrian access from the right of way through the site to the foreshore will be retained.

• The identified building platform on Lot  2 is  located further from the foreshore than existing building platforms on adjacent sites
adjoining the marine environment.

• The  proposed residential  activity  is  in  keeping with  existing residential  activity  in  the  immediate  locale  and the applicants  have
proposed various controls on built form24.

• Wastewater will be treated to, at minimum, secondary level with dispersal to field in a location and designed by a suitably qualified
person with the dispersal to field meeting the criteria to be a permitted activity pursuant to Rule 12.A.1.4 Otago Regional Water Plan.

The effect of the proposed residential activity on the identified building platform on Lot 2 will be less than minor.

Height,  yard  and  open  space
requirements

The Coastal Resource Area section of the district plan does not specify requirements in relation to height, yard and open space for residential
buildings.  Rule COA.4(a), which governs buildings and structures with a controlled activity status, refers the reader to Rule RRA.12.  Rule RRA.12
governs the effects of building and structures and storage of materials in the Rural Resource Area.  Rule RRA.12(i) acts to refer the reader to the
bulk and location requirements specified in Rules URB.4.1 – 3 where the site of a building or structure adjoins the site of a residential activity.
Given the site of the proposed residential activity on the identified building platform on Lot 2 adjoins sites with existing residential activity,
Rules URB.4.1 – 3 provide a useful guide with respect to bulk and location.
Rule URB.4.1 details yard requirements specifying a minimum front yard of 3m25 and minimum side and rear yards of 1.5m26.  The proposed
residential activity on the identified building platform on Lot 2 will exceed these requirements given there is,  at minimum, a front yard of
approximately 14.5m, and a side yard of 17m.
Rule URB.4.2 details the maximum height and recession planes (height in relation to boundary) with Rule URB.4.2(a) governing 'level sites'
which are defined as being:  “... the ground slope within the buildable areas varies from level to 6 o (approx. 1 in 10).”  Given the exceedance of

23 See Assessment of Landscape & Visual Effects, paragraph 5.8.
24 See paragraphs 6 – 15 above.
26 Rule URB.4.1(b).
25 Rule URB.4.1(a).



the yard requirements, the recession plane is not relevant in the current circumstances.  The maximum height specified by Rule URB.4.2(a) is
9m.  The applicants have proffered a condition of consent lowering the maximum height of any building on the identified building platform for
Lot 2 to 5m.  We note that Rule RRA.12(i) states:  “For the purpose of this rule chimneys and stacks with a diameter of 2.5 metres or less are
exempt from this height restriction.”  The applicants request that this is also included in the consent condition for Lot 2 governing maximum
height of buildings on the identified building platform.
Rule URB.4.3 govern outdoor living and privacy requirements.  Rule URB.4.3.B applies to detached dwellings and requires that:  “1.  minimum
area of 100m2 with a minimum dimension of 5.0m by 10m orientated east, north or west.  2.  shall be free of driveways, parking spaces and
garages but may include an accessory building of no more than 10m2.  3.  Not less than 60% of the minimum area shall be in permeable surface
(i.e. lawn, trees, shrubs, etc.)...”
The  identified  building  platform  on  Lot  2  is  of  sufficient  size  and  shape  to  accommodate  these  requirements.   Compliance  with  these
requirements can also be checked at the time of building consent.
The proposed residential activity on Lot 2 complies with this assessment matter.



Appendix 8: Consideration of Policy Framework.

Clutha District Plan

Subdivision Objective / Policy Analysis of Proposed Subdivision Activity

Objective SUB.1
To provide a flexible approach to both urban and rural subdivision that allows, in the
majority of circumstances, the market to dictate allotment size, while ensuring adverse
effects are avoided, remedied or mitigated.

There  is  strong  market  demand  for  rural  residential  sized  titles  in  reasonably  close
proximity to Dunedin City.   The suite of mitigation measures proffered mitigates any
adverse effects arising from the proposed subdivision of the site into two allotments and
subesequent residential activity on the identified building platform on Lot 2.
The proposed subdivision is consistent with this objective and these policies.

Policy SUB.2
To avoid, remedy or mitigate the adverse effects on the District’s natural and physical
resources that subdivision may have, including public access to these resources.

Policy SUB.3
To provide for the majority of subdivisions as restricted discretionary activities.

Policy SUB.5
To ensure the adverse effects of servicing both existing and proposed subdivisions of
land and buildings are avoided, remedied or mitigated by providing engineering, design
and other site performance standards.

Objective SUB.2
To ensure that subdivision and development promotes sustainable management of the
districts natural and physical resources.

It is anticipated that some open space will be retained within the lots.  Accesses and
rights of way will be constructed in accordance with relevant standards.  There are no
public utility services which the proposed subdivision or subsequent residential activity
will access.
The proposed subdivision activity is consistent with this objective and these policies.Policy SUB.6

To ensure the adverse effects of providing roading and physical access to both existing
and proposed subdivisions of land and buildings are avoided, remedied or mitigated.

Policy SUB.7
To avoid the adverse effects that subdivision can have on public utility services.

Policy SUB.10
To ensure that subdivision does not facilitate development that may adversely affect:

• the natural character of...wetlands, lakes...and their margins

• ...

• areas of significant indigenous vegetation and significant habitats of indigenous



fauna

Objective SUB.4
Subdivisions take into account the physical limitations of the land and are designed to
ensure risk from any such limitations is appropriately avoided or mitigated.

The subdivision has been designed taking into account the physical limitations of the
land with respect to terrain and natural hazards.
A 30m by 30m building platform has been identified for Lot 2 on the subdivision scheme
plan which is hazard free to the best of the applicants' knowledge.  There is sufficient
area within Lot 2 for the safe disposal of wastewater treated to a secondary level (at
minimum) in an area at least 50m from the mean high water spring in compliance with
Rule 12.A.1.4(c) of the Otago Regional Water Plan.
The proposed activity is consistent with this objective and these policies.

Policy SUB.8
To ensure that  allotments  created for residential  purpose can safely  and adequately
dispose of domestic effluent without contaminating any waterbodies.

Policy SUB.9
To ensure that allotments for residential purposes contain a hazard free building site.

Coastal Resource Area Objective or Policy Analysis of Proposed Residential Activity

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.

The  site  is  highly  modified  with  none  of  its  original  landcover  remaining  and
demonstrating little of the coastal processes which formed the marine terrace on which
it sits.
The proposed activity is in keeping with existing development in the locale with the
identified building platform on Lot 2 situated further from the marine environment than
those in the adjoining completed 16 lot subdivision to the north of the site.
Mr Forsyth has assessed any adverse effects of  the proposed activity on the natural
character of the coast as 'low' in the short term and 'very low' in the long term, stating
at paragraphs 5.8 and 5.9 of his report:
“58.  The upper terrace is an open pastoral environment that is significantly modified
and contains  none of its original land cover apart from the mitigation planting on its
boundaries resulting from the previous consent creating the site.  It reflects few natural
processes that are associated with the coastal environment apart from the uplift that
created it and the continued formative process and the influence of climate.  5.9  The
proposed development is not anticipated to have any adverse effect on existing natural
character  environment,  which  is  expected  to  improve  with  additional  mitigation
planting.  It is not considered that the site reflects coastal natural character, although it
does lies within the coastal environment and is affected by its processes and attributes
including erosion, storms, salt spray, marine birds, uncluttered views of the night sky and
sound and presence of the tidal patterns.”
The  proposed  residential  activity  on  the  identified  building  platform  on  Lot  2  is
consistent with this objective and these policies.



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.

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.

Rule  COA.2  states:   “Any person making an application  for  a Resource  Consent  and
Council, in considering any Resource Consent application, shall consult with the Runanga
that  has  kaitiaki  in  that  particular  area,  and  where  relevant,  the  Department  of
Conservation and the Regional Council.”
For the reasons set out in paragraphs 25 and 33 the applicants do not consider it is
relevant  to  consult  with  either  the  Department  of  Conservation  or  Otago  Regional
Council.
Care has been taken to ensure that the effect on cultural values is less than minor and as
such no consultation has been undertaken with Runanga.  Council may determine that
Runanga meet the statutory criteria for being an affected party, and if so, the applicants
request that Council processes the application on a limited notified basis.
The proposed activity is not contrary to this objective and this 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 identified building platform on Lot 2 is located on an old marine terrace located
approximately 11 – 12m above sea level which is well above expected sea level rise in
this area.
The proposed activity is consistent with this objective and this policy.
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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;

Waste water will  be dealt with via onsite treatment to at least a secondary standard
with dispersal to field.  The particular details of the secondary treatment system and
dispersal field for Lot 2 will be dealt with at the time of application for building consent
when design of the dwelling and sizing and location of treatment plant and dispersal
field are known.
The proposed activity includes mitigation planting with indigenous species that will add
to the existing maturing indigenous plantings planted as a consequence of RM 1411
which created the site.   A consent notice on the title will  protect these plantings in



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  unless
detrimental to indigenous biological diversity.

e) Control  the  adverse  effects  of  pest  species,  prevent  their  introduction  and
reduce their spread.

perpetuity and will also require control of plant and animal pest species.
The pedestrian access through the site will be retained.
Proposed activity is consistent with this policy.

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 site  is  highly  modified  containing none of  its  original  landcover.   The proposed
activity includes mitigation planting of indigenous species on both lots adding to existing
plantings planted as a result of the subdivision, RM 1411, that created the site.
The plantings will be protected in perpetuity via consent notice on the titles for each lot.
The consent notice will also require control of plant and animal pests.
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;
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.

Mr Forsyth has assessed any adverse effects of  the proposed activity on the natural
character of the coast as 'low' in the short term and 'very low' in the long term, stating
at paragraphs 5.8 and 5.9 of his report:
“58.  The upper terrace is an open pastoral environment that is significantly modified
and contains  none of its original land cover apart from the mitigation planting on its
boundaries resulting from the previous consent creating the site.  It reflects few natural
processes that are associated with the coastal environment apart from the uplift that
created it and the continued formative process and the influence of climate.  5.9  The
proposed development is not anticipated to have any adverse effect on existing natural
character  environment,  which  is  expected  to  improve  with  additional  mitigation
planting.  It is not considered that the site reflects coastal natural character, although it
does lies within the coastal environment and is affected by its processes and attributes
including erosion, storms, salt spray, marine birds, uncluttered views of the night sky and
sound and presence of the tidal patterns.”
The proposed activity is consistent with this policy.



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 identified building platform on Lot 2 is located on an old marine terrace located
approximately 11 – 12m above sea level which is well above expected sea level rise in
this area.
The 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 subdivision of the site into two lots is in keeping with the intensity of
development in the surrounding locale and works to consolidate the rural residential
living in this locale.
The site is located on LUC 4 soil and, therefore, the NPS-HPL does not apply to the site
or application.  The site is not within a high or outstanding natural character or coastal
area.  The site is at relatively low risk from natural hazards.
The 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

The proposed subdivision of the site into two lots is in keeping with the rural residential
living in the locale including the recently completed subdivision to immediately adjacent
to the site on its northern boundary.  The identified building platform on Lot 2 is set
back  further  from  the  marine  environment  than  identified  building  platforms  on
adjoining sites.  The pedestrian access through the site will be retained.
Mr  Forsyth  has  assessed  any  adverse  effects  from the  proposed  activity  on  natural
character of the coastal environment as 'low' in the short term and 'very low' in the long
term.
The proposed activity is consistent with this policy.



and amenity values of the coastal environment;...

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 Forsyth states in his report at paragraphs 6.5 – 6.7:
“6.5  RPS Policy 3.1.12 sets out the elements that the NZCPS identifies as being possible
components of natural character.  These include:  (a) natural elements, processes and
patterns;  (b)  biophysical,  ecological,  geological  and  geomorphological  aspects;  (c)
natural  landforms  such  as  headlands,  peninsulas,  cliffs,  dunes,  wetlands,  reefs,
freshwater springs and surf breaks; (d) the natural movement of water and sediment;
(e) the natural darkness of the night sky.
6.6  These components are present in open shoreline and escarpment to the east and 
below the upper terrace.  The regional landscape and coastal character assessment 
assesses this section of coastline as having medium/high natural character (see 3.5 
above).
6.7  The upper terrace does not reflect these attributes and is assessed as having a low 
level of coastal natural character, although within the coastal environment.  The 
mitigation planting that has been undertaken, and is proposed, provides a character 
framework, and is considered successful in providing a high level of amenity for 
residents and the surrounding area but does not reflect the character of the shoreline. 
Similar development is expected to continue the existing land use pattern and character 
and not to affect coastal character.”
The proposed activity is consistent with this policy.


