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

8 August 2024 

Michaela Groenewegen Sent via email to: 
Planner Michaela.Groenewegen@cluthadc.govt.nz 
Clutha District Council cc:  planning@cluthadc.govt.nz 
P.O. Box 25 
Balclutha 9420 

Hi Michaela, 

RM3063 – Peter Barnes – 2 Akatore Road – Response to Further Information Request 

We received a request for further information from Clutha District Council on 8 May 20241. 

In the request for further information, Council requested: 

1. An analysis of the application in relation to the National Environmental Standards for Freshwater, 

National Policy Statement of Freshwater Management and any other objectives, policies or rules 

relevant to wetlands under the Clutha District Plan or where applicable the rules of the Otago 

Regional Plan – Water. 

2. A report in compliance with AS/NZS 1547:2012 Appendix Site and Soil Evaluation for Planning, 

Rezoning and Subdivision of Land assessing the ability of the Lots 2 – 5 to manage effluent dispersal. 

3. Sight distance measurements. 

4. Change to a LINZ amalgamation condition. 

Each of these is dealt with in turn below. 

Wetland 

The further information request states: 

“The Wetlands identified as being 90 – 105 metres from the boundaries of proposed 

Lot 3 and Lot 4, and within the boundaries of Proposed Lot 1 is classified as a Significant 

Wetland (H135) under the Clutha District Plan.  A greater understanding is necessary 

of whether the activity could adversely affect the wetland, including activities such as 

earthworks for accessways required to implement the subdivision works or other 

earthworks activities reasonable anticipated as part of future residential activity on the 

 
1Copy of Council's further information request appended at Appendix 1. 



proposed lots.  It is acknowledged that the National Environmental Standards for 

Freshwater are administered by the Otago Regional Council, however, as noted above 

a greater understanding of potential adverse effects on the wetland, which is identified 

in the District Plan as a significant wetland is required.  Please provide an analysis of 

the application against both the: 

 National Environmental Standards for Freshwater; and 

 National Policy Statement of Freshwater Management 

 And any other objectives, policies or rules relevant to Wetlands under the 

Clutha District Plan and where applicable the rules of the Otago Regional Plan 

– Water.” 

National Policy Statement of Freshwater Management 

The National Policy Statement of Freshwater Management2 is a central government policy that gives local 

authorities direction on how freshwater should be managed in New Zealand.  It is based on the concept of Te 

Mana o te Wai (ensuring the life-supporting capacity of freshwater) and requires improvement of degraded 

water bodies and avoidance of further loss or degradation of natural wetlands and streams.  Clauses 3.22 and 

3.23 relate to inland wetlands of which the wetland, Coutts Gully Swamp, adjoining the site is an example. 

Clause 3.22 sets out changes regional councils must make to their regional plans whilst clause 3.23 details 

the mapping exercise regional councils must undertake in relation to inland wetlands.  The Regional Plan 

Water for Otago includes the mapped extent of Coutts Gully Swamp as shown in Figure 1 below. 

 
2 Version dated January 2024. 



 
Figure 1:  Mapped Extent of Coutts Gully Swamp. 

National Environmental Standards for Freshwater 

These standards regulate activities that pose risks to the health of freshwater and freshwater ecosystems.  

Clause 45C sets out urban development activities which have a restricted activity status.  Clause 45C 

proscribes setbacks within which resource consent is required for urban development activities.  The urban 

development activity setbacks proscribed include: 

 Vegetation clearance within 10m of the wetland (clause 45C(1)). 

 Earthworks or land disturbance within 10m of the wetland (clause 45C(2)) and outside 10m but within 

100m of the wetland if it will result in complete or partial drainage of the wetland (clause 45C(3)). 

 Taking, use, damming, or diversion of water within 100m of the wetland (clause 45C(4)). 

 The discharge of water within 100m of the wetland (clause 45C(5)). 

The proposed activity does not include any activities that fall within the ambit of clause 45C(1) – (4). 

With respect to clause 45C(5), the subdivision scheme plan has been updated to show the mapped extent of 

the Coutts Gully Swamp in relation to Lots 2 – 5 and the 100m setback from that mapped extent shown as a 

dashed line in Figure 2 below. 



Mr Scott Cookson, Registered Surveyor, states:  

“I found a fairly accurate map online where I could scale the mapped extent of the 

Coutts Gully Swamp from.  The map has been produced by the Otago Regional Council 

draft Land and Water Regional Plan – Regionally Significant Wetlands.  That map can 

be found at: 

https://www.arcgis.com/apps/mapviewer/index.html?layers=f980b5ca27ca4fcdb3ac

7249c46cba0e&layerId=10”. 

 
Figure 2:  100m Setback from Coutts Gully Wetland in Relation to Lots 3 & 4. 

All the proposed lots are outside the 100m setback from the mapped extent of the Coutts Gully Swamp.  This 

means that no consent is required pursuant to Clause 45C(5) of the National Environmental Standards for 

Freshwater. 

Regional Plan Water for Otago 

As stated in the application, the dispersal of treated wastewater will comply with all relevant permitted 

activity conditions set out in Rule 12.A.1.4. 

The discharge of water from the potable water supply (i.e. overspill from full tanks) is permitted pursuant to 

Rule 12.B.1.6 as it will meet all relevant permitted activity conditions. 

The discharge of stormwater from the access to land is a permitted activity pursuant to Rule 12.B.1.9 as the 



discharge will not cause flooding of any other person’s property, erosion, land instability, sedimentation or 

property damage. 

Earthworks associated with the construction of the access are permitted as the earthworks will comply with 

all conditions for permitted activities detailed in Rule 14.5.1.1. 

District Plan 

Coutts Gully Swamp is identified as a natural heritage site, H135, on district planning map U51 and is listed in 

Table 13.5 as a significant wetland.  The descriptor in Table 13.5 for H135 states: 

“Salt Rush and Reed Swamp, Succulent Herb Swamp, Rush and Sedge Swamp.  Some 

of habitat tidal.  Rather conglomerate wetland, some cleared, partially drained, 

other parts still in dense vegetation. Excellent breeding and feeding areas.” 

Table 13.5 refers readers to Rule RRA.13 of the district plan which deals with the clearance, modification, 

destruction or removal of indigenous vegetation.  The proposed activity does not include any clearance, 

modification, destruction or removal of any indigenous vegetation and so this rule is not applicable to the 

current application. 

The operation of Rule WAT.3 means that resource consent is required for buildings or structures within 20m 

of the bank of any wetland listed in Table 13.5.  However, this rule is not applicable in the current 

circumstances as any buildings will be located more than 20m from the bank of Coutts Gully Wetland. 

Waste Water 

The further information request states: 

“Proposed Lots 2-5 are smaller than 4000m2, rule SUB.4 C requires the capacity of the 

ground to disperse of stormwater and sewerage effluent by soakage. Soakage capacity 

required.  This determination cannot be left until Building Consent application time as 

the area for disposal may not be sufficient and needs to be determined before 

processing this consent.  The subdivision design and its appropriateness are subject to 

the ability for onsite wastewater management. 

Because the lots are smaller than 4000m2 and rule SUB.4 C.4 and RRA.11 requires 

Onsite Wastewater Dispersal certification by a suitably qualified person. 

To satisfy 2 a report in compliance with AS/NZS 1547:2012 Appendix C Site and soil 

evaluation for planning, rezoning, and subdivision of land is required. The report must 

include a C3.9 Final Plan Report.  The report shall also identify any cumulative effects 

that can be expected from effluent management in the catchment.  This includes effects 



on groundwater quality and depth and surface water quality as well as salinity results. 

This report shall help Council determine if the ground and proposed allotment sizes and 

shapes are capable of effective disposal of effluent safely within the site as the effects 

could be more than minor.” 

The applicant engaged Fluent Solutions to prepare a report in response to this information request3.  Fluent 

Solutions have determined that AS/NZ1547:2012 requirements can feasibly be met with respect to 

wastewater dispersal for each of Lots 2 – 5 provided that secondary or advanced level treatment with 

dispersal via mound irrigation and conservative loading rates are utilised.  Fluent Solutions recommend that: 

“1. Test pits be excavated across each Lot to confirm detailed localised soil 

characteristics, permeability barriers and localised groundwater depth.  2. Detailed 

design of systems to be undertaken by a qualified experienced wastewater professional, 

at an early layout stage of lot development.  Detailed design to include wastewater 

treatment and dispersal system including loading rates, dispersal field location and size, 

level of effluent treatment.  3. Wastewater management should include secondary level 

effluent treatment and mound dispersal.  4. Provision of water reduction fixtures in 

dwellings.  5. Assessment of pervious and impervious surface areas should be 

undertaken at detailed Lot layout. Stormwater management would be provided by 

rainfall tanks (for water supply) with any excess stormflows discharging to soak pits or 

a vegetated swale that drains to Coutts Gully Swamp (as occurs now).  Any stormwater 

should be located away from wastewater treatment and dispersal systems.” 

Sight Distance 

The further information request states: 

“No sight distance measurements have been supplied to determine Site Stopping 

Distance for the proposed entrance. In particular the access strip exit sight distance to 

the right (from the south) needs to be confirmed.  Please confirm the sight distance 

from the proposed access.” 

Mr Scott Cookson, Registered Surveyor, states: 

“The site stopping distances were measured on-site, and these have been added to the 

plan.  The SSD looking south is 75.7m based on current occupation of the area.  If the 

neighbour were to fence all the way to their boundary, the SSD would reduce to 66.5m 

 
3Copy of the report prepared by Fluent Solutions is appended at Appendix 2. 



at the worst case.  Speed limit is 50km/h. 

The SSD looking north is just shy of 180m, but with the removal of a roadside toetoe 

bush this would increase to probably about 300m.” 

An updated subdivision scheme plan showing the SSDs is appended at Appendix 3. 

LINZ Amalgamation Condition 

The further information request states: 

“Land Information New Zealand (LINZ) have advised the proposed amalgamation 

condition wording is not practicable as not all the ¼ shares in Lot 6 have been accounted 

for. LINZ have suggested it would be practicable if the wording was changed to: 

“That Lot 6 hereon (legal access) be held as to four undivided one-quarter 

shares by the owners of Lots 2-5 hereon as tenants in common in the said 

shares, and that individual records of title be issued in accordance 

therewith”. 

Please advise if you are satisfied with the proposed wording. Once this has been 

confirmed, Council can then provide a new request to LINZ. If you are not satisfied with 

the proposed wording from LINZ, please advise what wording you propose to be sent 

in the new request. 

Further to this, please provide an amended Scheme Plan that reflects the updated 

condition.” 

Mr Scott Cookson, Registered Surveyor, has included the amalgamation condition suggested by LINZ on the 

updated subdivision scheme plan appended at Appendix 3. 

Please call Emma Peters of our office if you need any further information or would like to discuss anything 

contained in this response. 

Yours sincerely, 

Emma Peters Consultant Sweep Consultancy Limited P.O. Box 5724 Dunedin 9054 Phone 0274822214 
www.sweepconsultancy.co.nz 



 
Appendix 1: Further Information Request. 

 



 



 



Appendix 2: Fluent Solutions Report. 

 



 



 



 



 



 
 



 



 



 



 



 



 





Appendix 3: Amended Subdivision Scheme Plan. 

 



 


