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APPLICATION FOR RESOURCE CONSENT
SECTION 88 OF THE RESOURCE MANAGEMENT ACT 1991

To: the Grey District Plan

1. Mitchells 2021 Limited hereby applies for subdivision consent to create 20 ‘bush lots’ ranging from 1 to 2
hectares net area and an associated land use consent to undertake the earthworks and vegetation removal
to undertake additional geotechnical testing on identified parts of the site. The proposal also includes the
amalgamation of the existing Title containing the Lake Brunner Eco Lodge with proposed Lot 1.

2. The site at which the proposed activity is to occur is as follows:

a. 1950 Kumara Inchbonnie Road, legally described as Lot 4 DP 440795 & RS 3738; and
b. The site has a total area of 382.4 hectares. A full description of the site is contained in section 2 of
this report.

3. The full name of the owner of the site to which the application is:

Mitchells 2021 Limited

4. A separate application will be made concurrently to the Department of Conservation for approval pursuant
to the Reserves Act covenant.

5. There are no other activities that are part of the proposal to which this application relates.

6. Any additional resource consents needed for the proposal to which this application relates will be applied
for separately.

7. We attach an assessment of the proposed activity’s effect on the environment that:

a. includes the information required by clause 6 of Schedule 4 of the Resource Management Act
1991; and

b. addresses the matters specified in clause 7 of Schedule 4 of the Resource Management Act 1991;
and

c. includes such detail as corresponds with the scale and significance of the effects that the activity
may have on the environment.

8. We attach an assessment of the proposed activity against the matters set out in Part 2 of the Resource
Management Act 1991.

9. We attach an assessment of the proposed activity against any relevant provisions of a document referred to
in section 104(1)(b) of the Resource Management Act 1991, including the information required by clause
2(2) of Schedule 4 of that Act.
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10. We attach information that adequately defines the following:
a. the position of all new boundaries; and
b. the areas of all new allotments; and
c. theimplications of the Conservation Covenant on the Title; and
d. thelocations and areas of land to be set aside as new accessways.

Tim Joll (Planning Consultant, Partner)
Planz Consultants Limited
On behalf of Mitchells 2021 Limited

Address for Service: Address for Billing:*

Planz Consultants Limited Mitchells 2021 Limited

PO Box 1845 PO Box 229,

CHRISTCHURCH 8140 CHRISTCHURCH 8013

Attention: Tim Joll Attention: Paul Lynch

Mobile: 022 171 1529 Mobile: 021433936

Email:  timj@planzconsultants.co.nz Email:  Paul.Lynch@cohesive-group.co.nz

* Planz Consultants Limited accepts no liability for any Council costs or charges. Invoices for all
such work are to be sent to the Applicants address above for billing.
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CONSULTANTS

1. Introduction

Mitchells 2021 Limited applies for subdivision consent to create 20 residential bush lots ranging from
net 1 to 2 hectares in size. The proposed works also includes the necessary earthworks and vegetation
clearance to create accesses and building platforms. All proposed works are located at 1950 Kumara
Inchbonnie Road

A copy of the Record of Title is contained in Appendix 1. A copy of the proposed subdivision plan is
contained in Appendix 2.

An associated land use consent is also sought to undertake the earthworks and vegetation clearance
necessary to allow geotechnical testing to be undertaken on parts of the application site. These works
are required to determine the suitability of part of the overall site for a potential future subdivision
and residential use.

The proposal also involves one additional residual title, and the amalgamation of the existing Title
containing the Lake Brunner Eco Lodge with 4,400m? of land identified as Lot 1 on the proposed
subdivision plan.

The property involved in this application is located at 1950 Kumara-Inchbonnie Road, Mitchells.

The indicative allotments subject to the subdivision consent application are shown in Figure 1 below:

Figure 1: Indicative allotments

The overall site plan is shown in Figure 2 on the following page:
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CONSULTANTS

Figure 2: Overall site plan

The indicative allotments on which geotechnical testing is required are shown in Figure 3 below:
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Figure 3: Potential future allotments where earthworks and vegetation clearance is required to undertake
additional geotechnical testing.
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CONSULTANTS

Background

The applicant owns the land pictured below in the Mitchells area, at the south-western end of Lake
Brunner, this includes the Lake Brunner Eco Lodge.

Figure 4: Plan showing the extent of land ownership by the Applicant

Covenants

The application site is subject to a covenant for conservation purposes issued under s77 of the
Reserves Act 1977, (Tasman Accord Covenant).

The Covenant was entered into between South Pacific Forest Holdings Ltd and the Minister of
Conservation in December 1999. A copy of the Covenant is also contained in Appendix 1.

The overarching purpose of the Covenant is to ensure that the application site is managed for the
conservation purposes set out in recital 1, which are “preserving the natural environment, or
landscape amenity, or wildlife or freshwater life or historic values associated with such lands and of
enhancing controlled public access thereto.”

The Covenant specifies particular obligations of the Covenantor. The Covenantor, so far as practical,
must keep the protected area free from noxious plants, exotic tree species, rabbits, other pests,
rubbish and unsightly or offensive material. Introduced animals must as far as practicable be
controlled. These obligations of the Covenantor will continue to apply and be met in relation to the
proposed subdivision area, and the wider covenant lands.

The covenant also sets out matters which must not be carried out, or allowed to be carried out, on the
land, without the approval of the Minister. Importantly, the covenant provides an approval process for
these activities. The covenant envisages that these activities may occur on the Land and provides a
process for allowing them to occur. Relevant to the present application, the activities which require
Ministerial approval include, the erection of any fence, building or other improvement, the felling
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removal or damage of indigenous vegetation, the planting of trees, shrubs or other vegetation, any
earthworks or other soil disturbance, or draining of the Land.

The Covenant also sets out further matters agreed between the Minister and the Covenantor. Further
matters include enhanced public access to parts of the protected area.

The Covenant will ‘run with the land’, so that, unless uplifted or surrendered, the Covenant will
continue to bind future owners of any subdivided part of the land. For the avoidance of doubt, the
Covenant and its terms will continue to apply to any subdivided lots, thereby providing assurance that
those titles will continue to be managed for conservation purposes.

Purpose of this report

The purpose of this report is to provide the Council with the information required in order to obtain
subdivision and land use consents for the proposed development on the application site.

The appendices at the end of the report contain all the plans and other relevant information to
support the proposal.

2. Site Description
Application Site

The application site is approximately 382.4 hectares and covers an area of indigenous hardwood-
podocarp forest on northern toe slopes on the Hohonu Ridge, at 1950 Kumara-Inchbonnie Road, to
the west of the Lake Brunner Eco Lodge. This forest block is dissected by four small creeks which all
drain into Carew Bay.

The site has a maximum slope of approximately 25 degrees.

An Ecological Constraints Assessment has been prepared by Wildland Consultants Ltd and is contained
in Appendix 3. The attached assessment identifies three vegetation and habitats on the site, being
kamahi-hardwood-podocarp forest, secondary hardwood-tree fern forest and tutu tree forest. The
following summary of the ecological values has been sourced from the application to the Minister of
Conservation for the proposed development.

The proposed lots are located on land environments that are classified as having >30% indigenous
cover left and >20% protected. The only Threatened or ‘At Risk’ plant species identified are members
of the Myrtaceae family, whose threat status was elevated in 2017, after the arrival of myrtle rust in
New Zealand. Myrtle rust is already widely distributed in the north and west of the South Island, and
has been found on the West Coast between Westport and Hokitika. A number of exotic pest plants
were identified on the site.

No bats were detected across one hundred and twenty-five nights of collected acoustic survey data.

Avifauna was typical of indigenous hardwood forest. A total of 11 indigenous species were detected,
including kea and kaka, which are both highly mobile species which range widely. No Great Spotted
Kiwi/Roroa were detected.

No lizards were detected during surveys but given their cryptic nature they could be present.

Freshwater values in two small waterways close to the proposed subdivision site include the presence
of giant kokopu, longfin eel, kdaro, and koura. While these are all classified as at risk — declining, they
are widespread on the West Coast.
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As noted in Section 7.1.3 of the Ecological Constraints Assessment, “harakeke-sedge wetlands along
the lake margins are not within 100 metres of the proposed developments and as such are unlikely to
affect the biodiversity within these wetlands”. No wetlands are identified in the assessment within the
proposed development area.

A typically diverse invertebrate population was identified. No powelliphanta were detected.

In summary, the ecological assessment has confirmed the ecological values present are worthy of
preservation and protection, as envisaged in the covenant. However, none of the values present are
particularly rare or unusual, particularly in the West Coast context. The ecological assessment has
confirmed the presence of pest and predator species, and exotic weeds. There would clearly be
ecological benefits to the Land and its ecological values, if these pests, predators and weeds could be
better controlled in a sustained manner over the long term.

Lake Brunner Station is located on the opposite side of Kumara-Inchbonnie Road. Lake Brunner Station
is approximately 2,365 hectares, including pastoral farmland, plantations of exotic timber, native forest
and extensive frontage to Lake Brunner.

Kumara-Inchbonnie Road is classified as a Collector Road in the Grey District Plan. Further details of
the transport environment are outlined in the Transport Assessment contained in Appendix 4.

3. Proposal Description

Overview

As set out above, the applicant is proposing to create 20 residential bush lots and undertake the
associated earthworks and vegetation clearance to create building platforms and accesses to the
proposed lots. Land use consent is also sought to undertake earthworks and vegetation clearance
necessary to allow geotechnical testing to be undertaken on parts of the application site shown in
Figure 3 above.

The subdivision involves two Records of Title, 54111 owned by Mitchells 2021 Ltd and 564037 owned
by KH & TA Lynch. The later title was transferred from Mitchells 2021 Ltd late last year.

Lot 1 on the Scheme Plan is to be held with the Lodge Title and a new title with an area of 1.338ha
will be created incorporating the Lodge and Lot 1.

In summary, the subdivision will be a discrete off grid development, designed to harmonise with the
existing environment of the Land, and in the wider Mitchells and Lake Brunner area. The subdivision
scheme plan contained in Appendix 2 illustrates the proposed subdivision layout, which includes:

e 20 residential bush lots, one additional residual title and one amalgamation of Titles. Of the
20 bush lots, it is noted that the indicative building site for Lot 2 is located on a part of the site
previously cleared but is still described as a bush lot in this AEE.

e The proposed subdivision consists of three stages, which are identified on the subdivision
plans contained in Appendix 2. The application seeks approval to stage the subdivision.

o All residential lots are between 1 and 1.6 ha —individual lot sizes are shown on the scheme
plan in Appendix 2.

e The location of the lots is focused, where possible, around part of the Land that is close to the
existing road, and areas where previous historical disturbance has occurred.
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e The subdivision, including proposed accessways and building platforms, has been designed to
minimize disturbance to old growth vegetation, and avoid, as far as practicable, disturbance of
waterways.

o All lots will be ‘off grid’, thereby avoiding the need to further disturb existing vegetation
through provision for sewage, water, electricity or telephone reticulation.

e All lots will have restrictions prohibiting cats and dogs.

e Additional covenant conditions will require the use of sustainable building materials, and
dedicated building platforms, with requirements on landowners to limit the ability for pest
species to establish.

e The proposed subdivision will provide a revenue stream, through a trust mechanism, to
enable wider environmental protection and enhancement, across the land, and adjacent
areas. In particular, 15% of the sale proceeds will be placed in a trust for pest and weed
control purposes on the Land.

e Additionally, the proposal will create the ability for other conservation projects in the
Mitchells area to be funded through the trust, including public walking tracks through the
remaining block up on to the plateau, improve Mitchells boat access facilities, and
enhancement of local waterways within the Mitchells catchment including native plantings.
Any future conservation and recreation projects do not however form part of the current
applications.

The applicant is also seeking land use consent to undertake further geotechnical work in the area
shown in Figure 3, which is to the west of Lot 3 for residential purposes. If further testing
demonstrates the sites are suitable for residential purposes, the intent is to establish 10 new lots.

Earthworks
Earthworks for this site are currently proposed as part of the subdivision application include:

e Road clearance; and local accessways.
e Private accessways.
e Building platform clearance.

Approximate earthworks volumes for the accesses are below:

e (Cut=1,193m3
e Fill=1,290m?3

As noted in the compliance assessment contained in Section 5 below, whilst earthworks form part of
the proposal, the proposed earthworks are considered to be permitted.

Earthworks associated with driveways and building platforms are not included in the above figures.
Nominally 400mm of topsoil stripping has been assumed. When applied over accessways, driveways
and building platforms this equates to 14,806m?*. An earthworks plan and retaining wall plan is
contained in Appendix 5. Earthworks associated with individual building will be subject to Lot owner
designs and are subject to future building and/or land use consents by future owners in response to
individual site designs but will be located within the indicative building platforms shown on the
subdivision plans or as certified by Council.
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With respect to retaining walls, the formed access road is to be battered at a maximum ratio of 1:3 to
existing levels within the 10m access width, and timber pole retaining will be installed where needed,
ranging from Om to 2m in height. These elements are to be detailed during building consent.

A condition of consent is offered as part of the application in Section 11 to ensure a Soil Disturbance
Plan will be developed by a suitably qualified and experienced engineer, which will detail steps to be
taken to:

e minimise the extent of soil disturbance and earthworks;

e provide for progressive stockpiling of all soils, to be stored in areas which will not
unnecessarily increase the overall level of vegetation disturbance on the site, and the
utilisation of those soils for restoration and rehabilitation of the site;

e avoid or minimise any potential for sediment loss to waterways;

e ensure all machinery utilised in subdivision development, and any fill, gravel, roading metals
or similar materials is free of weed seeds or vegetation material;

e manage traffic, and in particular heavy traffic and earthmoving machinery, utilising the
Kumara — Mitchells Road in accordance with all requirements of the Grey District Council;

e identify the final offsite destination of any surplus earthworks material which is not required for
onsite fill or rehabilitation works.

The Soil Disturbance Plan will include a specific Erosion and Sediment Control Plan, to address any
potential for erosion or sediment from onsite works during development. If any changes in the identified
building platforms are required for geotechnical reasons, it will also illustrate these.

Earthworks and vegetation clearance associated with the additional geotechnical testing to be
undertaken in the area identified in Figure 3 above include:

e 10-15 Machine Test Pits — Undertaken by a 15 Tonne digger (general specifications include:
2.87m Height, 2.59m; Width, 7.75m Width). Excavations would be approximately 1m width, 2-
3m length, 3m depth.

e 3 Machine Borehole Tests — Undertaken by Sonic Drill Rig (general specifications include: 7m
Height whilst working or 2.89m Height whilst transporting, 2.1m Width). Excavations to be
approximately 10m-15m.

e Multiple hand tool investigations. (Hand Auger and Scala Penetrometer equipment).

Vegetation Removal and Restoration Planting

Vegetation removal associated with the subdivision will occur in the areas identified for access and
driveway formation, and at each designated building pad and house site curtilage area. The total area
of vegetation to be cleared is estimated to amount to approximately 3.7ha (based on 1000m? building
sites per lot, proposed accessways, and an assumed 100m length x 3.5m wide private driveway per
lot), over the proposed lots. Part of this area would be subject to subsequent restoration planting
(see below). The total area of clearance equates to less than 1% of the total site area being 382.4ha.
Rehabilitation plantings using locally sourced indigenous species will reduce the extent of clearance
further over time.

Vegetation removal associated with the additional geotechnical testing will predominately be focused
on the 400m long by 4m wide track. The track be located in the approximate location of a future
vehicle access should geotechnical testing demonstrate that this part of the site is suitable for future
development for residential purposes.
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As part of the agreement to be reached with the Department of Conservation, restoration planting
will be carried out alongside roadways and accessways, and on any areas of vegetation disturbance or
earthworks not required to be maintained as cleared areas as part of the approved subdivision
development. A vegetation clearance and restoration plan will be prepared by a suitably qualified
ecologist to guide this work and a condition of consent is offered as part of the proposal to ensure this
occurs. This is outlined in Section 11 below. All restoration planting will involve only the use of locally
sourced native plants, either translocated from areas disturbed as part of the subdivision
development, or specifically raised from local seed and grown on in a plant nursery for restoration
purposes. Where practicable, vegetation direct transfer will be utilised during the initial stages of
subdivision development, including when forming access roadways and water tables.

Development will be subject (via covenants on the titles) to the developer design guidelines
references above.

Stormwater

Upstream stormwater currently passes through the development site and concentrates in the existing
waterways. The proposal does not alter the existing waterways however as noted in the Design
Summary in Appendix 7, further design is required in order to design a suitable passage for the shared
access passing only the stream that dissects Lots 15 and 18. This is likely to involve the construction of
a small bridge, or the placing of a culvert. Depending on the final design, separate resource consent
may be required from the Regional Council.

General stormwater disposal will be via ground for private houses (noting that roof water primary
discharge is to on-site tanks for potable water re-use), with roads to discharge to roadside
swales, as is consistent with the surrounding stormwater disposal methodology.

Hardstand

Due to the aggregate/gravel surfacing, it is proposed to provide roadside swales for stormwater
discharge off roadways. Private lots will be required to discharge their own stormwater.

Roof Water
Roof water from private lots will be discharged to tanks and reused for private water supply.
Wastewater

On-site disposal is required. Disposal methods will comply with the West Coast Regional Council
(WCRC) “Onsite Sewage Wastewater Discharge to Land” application form or will be subject to a
separate resource consent process within which effects can be considered. Each house site will have a
septic/greywater effluent disposal field of approx. 75 —90m?2.

Water Supply

The application site is not served by a reticulated network. It is therefore proposed to collect and use
roof water.
Firefighting

Building sites will be required to be self sufficient in the event of a fire and details of this would be
submitted at Building Consent stage.
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Access

As noted in the Transport Assessment (TA) contained in Appendix 4, the proposed 20 lot subdivision
includes two accessways proposed that will provide access to all but one of the new Lots in Stages 2
and 3, such that the majority will not take direct access from Kumara-Inchbonnie Road.

The southern accessway will serve eight lots (Lots 14 to 21) and is proposed to be 10m wide and
approximately 300m long. The metalled carriageway width will be at least 3.5m wide on the straights
and on the approach to Kumara — Inchbonnie Road and 6m wide at the bends.

This proposed accessway intersects with Kumara - Inchbonnie Road and will be formed with an
arrangement consistent with Diagram C of the Operative District Plan Transport Chapter. The visibility
out of the access is approximately 103m to the left and 65m to the right.

The northern accessway will serve ten lots (Lots 4 to 13) and is proposed to be 10m wide and up to
362m long to access Lot 9. The metalled carriageway width will be at least 3.5m wide on the straights
and on the approach to Kumara — Inchbonnie Road and 6m wide at the bends. This proposed
accessway also intersects with the end of the cul-de-sac. The visibility out of the access is
approximately 70m to the left and 60m to the right.

Lots 1, 2 and 3 will be provided with direct access to Kumara-Inchbonnie Road. The visibility at these
accesses has been estimated as being:

i. Lot 1: 103m to the left and 120m to the right;

ii. Lot 2: 154m to the left and 89m to the right subject to trimming vegetation; and
ji. Lot 3: 80m to the left and 112m to the right.

Further details of the proposed accesses are contained in Paragraphs 17-22 of the attached TA.
Utilities

Service connections, power and telecommunications network capacity assessments have not been
undertaken by the project engineers as the proposal is an off-grid development.

Contaminated Land

The regulations within the National Environmental Standard for Assessing and Managing
Contaminants in Soil to Protect Human Health (the ‘NES-CS’) came into force on 1 January 2012.
These regulations apply when a person wants to do an activity described in any of subclauses (2) to (6)
on a piece of land described in subclause (7) or (8).

The application site is not considered to meet any of the criteria in subclause (7) and therefore the
NES-Soil Contamination does not apply.

4, District Plan Weighting

As Grey District Council’s replacement District Plan (the Te Tai o Poutini Plan (TTPP) is still in process,
some provisions have immediate legal effect and in these instances both the Operative District Plan
(ODP) and Replacement District Plan (TTPP) apply and are relevant to the proposal. At this stage in a
plan revision process, the ‘weight’ of the provisions needs to be considered.

Effectively, application of weighting establishes what provisions should have the most bearing on the
outcome of the application (and it may be a mix of the operative and proposed provisions, depending
on status of the appeals process). The amount of weight that should be applied to a provision is
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dependent on whether or not submissions and hearings have been held and a decision has been
made on a specific provision, whether or not a provision is subject to appeal and the status of any
appeals.

While a number of hearings have been held, no decisions have been made, and potential future
appeals could take a number of years to resolve.

Even if decisions have not yet been released, it may still be appropriate to afford more weighting to
the proposed (or decisions) version of the provision, where the provision marks a significant shift in
the Council’s policy.

With respect to this proposal, as the TTPP establishes future policy direction for this area, arguably it
should be afforded greater weight. However, given the status of TTPP stages and potential future
appeals it is necessary to apply and consider the provisions of both the ODP and TTPP. For this
reason, an overview of the implications of both plans is provided below.

Overall, it is considered appropriate to grant consent under all of the relevant (ODP and TTPP) consent
triggers and objectives and policies, therefore the weighting exercise is not determinative in this case.

5. Operative Grey District Plan Assessment

Zoning
The application site is within the Rural Zone and is shown on Planning Map 9.

The site is not within an identified Significant Natural Area or Outstanding Natural Landscape in the
Operative District Plan.

The site is not identified in the Operative District Plan as being subject to any natural hazards.

Compliance Assessment

The Plan rule interpretation set out below is that of the author and is not in substitution of the
Council’s own assessment of the proposal, nor is it a restriction on the matters resource consent is
being sought for.

Resource consent is applied for the proposal as described in the “Proposal Description” set out above
in Section 3 of this AEE, including all attached plans and other technical information submitted in
support of the application. Resource consent is applied for the rule infringements described in this
application, and any other resource consents necessary, whether specifically identified or not, to allow
the proposal to be established, maintained and operated.

As such, if the Council is of the view that resource consent is required for alternative or additional
matters to those identified in this Assessment of Effects on the Environment (AEE), it has the
discretion to grant consent to those matters as well as or in lieu of those identified in this AEE.
Furthermore, should Council be of the view that the activity status of any of the matters requiring
consent is different to that described in this AEE, or that some or all of the matters requiring consent
should be bundled or unbundled in a way that results in a different outcome to that expressed in this
AEE, the Council has the ability under section 104(5) of the RMA to process the application regardless
of the type of activity that the application was expressed to be for.
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Rule 19.7

2. Minimum Residential Unit Site
Area

(i) Residential units are permitted if:
(a) The residential unit is contained
within a minimum net area of 1
hectare exclusive of access; and

(b) The minimum net area referred
to in (a) is a physically contiguous
parcel of land.

CONSULTANTS

Assessment Compliance/Activity
Status

Each proposed lot is a minimum net area of | Permitted
1 hectare and the minimum net areas are
in a physically contiguous parcel of land.

Rule 19.7

3 Setbacks

(i) Buildings are permitted if:

(a) the minimum setback from
internal boundaries is 5m for
principle residential buildings

(b) the minimum setback from the
road boundary is 10m for buildings.
(c) No building is erected within
10m of a bank of a river or stream
which is more than 3m in width.

Buildings on the created lots will be subject | Permitted
to a separate building and/or land use
consent application process, however the
identified building platforms are located
more than 5m from internal boundaries,
10m from road boundaries and 10m from
the banks of streams.

It is noted that for the purposes of setbacks
from the margin of a lake or wetland and
the bank of a river or stream, a building
does notinclude a, culvert or stream
crossing.

Rule 19.7

5 Indigenous Vegetation Clearance.

(i) Indigenous vegetation clearance is

permitted if the SNA process has not

been undertaken for a site or Step 3

below is not completed for that site

provided the area subject to
vegetation clearance:

(a) Is less than 2000 m? per 5 years

per site or

(b) Is more than 2000 m? per 5 years

per site provided:

e The indigenous vegetation to be
cleared is not contiguous with
any land managed for
conservation purposes, or

e The area of indigenous
vegetation is less than 5 hectares
in area

e The areais not a wetland, or

The application site is not a SNA in Permitted
Schedule 1 of the Operative Plan.
Furthermore, it is not identified as an SNA
in the Proposed Te Tai o Poutini Plan.

The proposed subdivision is considered to Permitted
be permitted under a combination of
19.7.5(i) and (ii), on the basis that the
vegetation clearance on individual lots
would not occur until after subdivision
(hence per site is less than 2000m?) and
that combined accessways would be less
than 5ha (as permitted under (b).

The earthworks and associated vegetation Restricted discretionary
clearance required on the area identified in
Figure 3 above to allow geotechnical
testing to be undertaken on the application
site are not part of a subdivision consent
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(i) Indigenous vegetation clearance
is permitted if it is for the following:
(a) clearance of indigenous
vegetation understorey beneath
exotic forest areas

(b) clearance of vegetation for farm
tracks and of regrowth vegetation to
maintain existing tracks and stock
crossings

(c) the incidental clearance of
vegetation to control gorse, broom,
or other exotic plant pests

(d) the management of vegetation
necessary for the safe and efficient
operation of any formed road and
the ongoing operation, maintenance
and upgrading of existing lines for
conveying electricity, or

(iii) Indigenous vegetation clearance
on any site is permitted if it is
outside an SNA included in Schedule
1 after the SNA process is completed
for that site, or an SNA has not been
included in Schedule 1 after the
completion of the Plan Change
process, or

(iv) Indigenous vegetation clearance
is a permitted activity if it is exempt
under Rule 19.7.5(xi)

(v)Indigenous vegetation clearance is
permitted if it is not undertaken
within:

(a) 25m of a wetland greater than
0.5 hectare

(b) 20m from a lake

(c) 10m of rivers and stream

and will exceed 2,000m?. They therefore
require resource consent.

No vegetation clearance is proposed within
10m of the any stream with an average bed
width greater than 3m.

Permitted

Rule 19.7
6 Landscape Areas

The site is not identified on the planning
maps as “Area of Outstanding Landscape”.

N/A

Rule 19.7

7 Building Coverage

(i) Buildings are permitted if:

(a) The site coverage does not
exceed 10% of the site area or
1500m? whichever is the greater.

Buildings on the created lots will be subject
to a separate building and/or land use
consent application process.

N/A
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Rule 19.7

8 Maximum height of buildings and Buildings on the created lots will be subject | Permitted

structures to a separate building and/or land use

(i) Buildings and structures are consent application process. However, the

permitted if: design guidelines will ensure all future

(a) The maximum height of any buildings will be less than 10m in height.

building is 10m

Rule 19.7

9. Lighting All future activities will either comply with Permitted

(i) No activity shall result in a greater | the permitted lighting standards or would

than 2.5 lux spill (horizontal and be subject to a separate resource consent

vertical) of light onto any adjoining process.

property, measured at any point

more than 2m inside the boundary

of the adjoining property or the

closest window on the adjoining

property whichever is the closest.

Rule 19.7

13 Parking, Loading & Access Noted Refer to the
assessment below

Rule 19.7

14 Subdivision Noted Refer to the

(i) Refer Appendix 5

assessment below

Chapter 24 Appendix 4- Transport Rule

S

Rule 24.3.1 STANDARDS OF VEHICLE
CROSSING

Vehicle crossing to any site shall be
by way of avehicle crossing
constructed pursuant to
Councilstandards as set in Schedule 3
(Figures 6 — 8 and24.8.3 - Diagrams
A-E).

Diagram A sets out the sight line
requirements for accessways, which is
250m for a 100km/h speed limit. This is not
met for the proposed accessways.
Diagram B requires 200m separation
between accesses as the

adjacent road has a speed limit of
100km/h.

- The Lot 3 and Lot 2 accesses are
separated by approximately

106m;

-The Lot 2 and Lot 1 accesses are
separated by approximately

68m;

- The Lot 1 access is separated from the
Lodge access by approximately 164m.
Diagram B also requires 200m separation
between accesses andintersections,
whereas the Lot 1 access is approximately
112m from the intersection with Bain Bay
Track.

Discretionary
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24.3.3 ACCESS SIGHT DISTANCES
Any access constructed shall be able
to provide thefollowing minimum
sight distances:

Requires an estimated 85m visibility splay,
based on an operatingspeed of 70km/h.
This is not achieved at the Southern
andNorthern accessways and the Lot 3
access.

Discretionary

25.2.6 ROADING AND ACCESS
STANDARDS

2. All vehicular access to fee simple
title allotments,cross lease, unit title,
or leased premises, shall be
inaccordance with the standards set
out below and shallbe constructed,
where applicable, in accordance
withthe Code of Practice (refer
Section 25.7 - Schedule 1).

The accessways are required to have a legal
width of 6.0m,carriageway width of 4.0m,
turning areas and passing bays. A
carriageway width of 3.5m is proposed

Discretionary

Chapter 25 Appendix 5 — Subdivision R

ules

Rule 25.2 Controlled Activities
Any subdivision is a controlled
activity if it complies with the
following standards:

The proposed subdivision does not comply
with all the standards in Rule 25.2 and is
therefore a discretionary activity.

Discretionary

Rule 25.2.1 Allotment Size

No Rural allotment created by
subdivision consent shall be less than
1 hectare, and the minimum net site
area is a physically contiguous parcel
of land.

Each proposed lot is a minimum of 1
hectare and the minimum net areas are in
a physically contiguous parcel of land.

Permitted

Rule 25.2.2 Water Supply

1. All new allotments shall be
provided with the ability for the
respective potential land

uses to connect to a safe potable
water supply.

2. Each allotment shall be provided
with the ability to connect to the
Council’s reticulated system where
such a system is available and a
connection shall be laid to the
boundary of each lot created by a
subdivision.

3. Where such a system is not
available the applicant shall
demonstrate that a water

supply suitable for the proposed use
of the allotment is available.

The application site is not served by a
reticulated network. It is therefore
proposed to collect and use roof water.
Such a solution is common on the West
Coast.

Permitted
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Rule 25.2.3 Stormwater

1. All allotments shall be provided
with a means of disposing of
collected stormwater from the roof
of all buildings and impermeable
surfaces to an approved system. 2.
Where a reticulated stormwater
disposal system is available each lot
of subdivision shall be provided with
a connection from the boundary of
that lot to the system. 3. Where no
system is available stormwater shall
be disposed of in an approved
manner.

General stormwater disposal will be via
ground for private houses, with accessways
to discharge to roadside swales, as is
consistent with the surrounding
stormwater disposal methodology.

Permitted

Rule 25.2.4 Sanitary Sewerage
Disposal

1. All allotments shall be provided
with a means of disposing of sanitary
sewage for the potential land uses
that could be established on the
respective allotments.

2. Where a reticulated system is
available for connection with the
capacity to serve thepotential land
uses that could be established on the
allotment, each lot of subdivision
shall be provided with a piped
sewage system outfall laid to the
boundary of that lot.

3. Where a reticulated system is not
available the applicant shall provide
evidence that effluent can be
satisfactorily disposed of on-site.

The application site is not served by a
reticulated network. On-site disposal is
required. Disposal methods will need to
comply with the West Coast Regional
Council (WCRC) “Onsite Sewage
Wastewater Discharge to Land” application
form or will be subject to a separate
resource consent process within which
effects can be considered. Each house site
will have a septic/greywater effluent
disposal field of approx. 75 —90m?2.

Permitted

Rule 25.2.5 Energy Supply and
Telecommunications

1. All allotments shall be provided
with the ability to connect an
electric supply system and
telecommunications to the
boundary of each of the lots.

The civil report notes that sufficient power
and telecommunication services are
available in the general locality of the site.
Notwithstanding, as the development is
off-grid, non-compliance with this rule is
applied for.

Discretionary

Rule 25.2.6 Roading and Access
Standards

1. All roads shall be constructed in
accordance with the Code of
Practice (refer Section 25.7-
Schedule 1).

2. All vehicular access to fee simple
title allotments, cross lease, unit

As identified in the attached Transport
Assessment, the key matter in this instance
is considered to be ‘Whether the frontage
road is of sufficient width to cater for the
expected traffic generated by the possible
activities that will be established on the

Discretionary

Mitchells 2021 Limited

Combined Land Use and Subdivision Consent Application

Resource Consent Applications

August 2024

-15-



title, or leased premises, shall be in
accordance with the standards set
out below and shall be constructed,
where applicable, in accordance
with the Code of Practice (refer
Section 25.7- Schedule 1).

allotments being created, and whether
there is any need to upgrade the frontage
road".

Rule 25.2.9 Natural Hazards
That the site is not subject to any
actual or potential natural hazards.

The site is not identified as being subject to
any natural hazards. No potential hazard
from inland tsunami, as proposed lots are a
sufficient distance and highest relative to
Lake Brunner.

Potential risk from water from stream
overtopping banks — can be mitigated
through setback and bunding.

Permitted

Activity Status

Overall, the combined subdivision and land use activities require resource consent as a discretionary
activity under the Operative Grey District Plan.
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CONSULTANTS

6. Proposed Te Tai o Poutini Plan (TTPP)

The site is zoned General Rural in the proposed TTPP. As illustrated below, a proposed Outstanding
Natural Landscape overlay also covers a substantial part of the site (ONL29). The extent of the ONL on
these lots is illustrated on the site plan contained in Appendix 2.

The Applicant made a submission on the Proposed Te Tai o Poutini Plan which requested:

i. The rezoning of Forestry Lake Front Block (PT RS 2032) from Rural Lifestyle Zone to
Settlement Zone.

ii. The partial rezoning of Bush Block (Lot 4 DP 440795) from General Rural to Rural Lifestyle
and retaining the remainder of the Bush Block as General Rural.

iii. Adjustment of the Outstanding Natural Landscape overlay boundary line to exclude the
areas involved in the Mitchells Proposal.

The assessment below only considers those rules in the TTPP that have immediate legal effect.
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Part 2 Ecosystems and Indigenous Biodiversity

Rule ECO — R1 Indigenous vegetation
clearance and disturbance outside of
the coastal environment.

Activity Permitted where:
1. Itis outside of a scheduled
Significant Natural Area as
identified in Schedule Four;
2. Itis clearance permitted by the
Natural Character and the
Margins of Waterbodies Rule NC -
R1; or
3. Itis necessary for one of the
following purposes:
i. Itisthe removal of
windthrown timber through:
a. Use of helicopter recovery
methods; or

b. Where ground based
recovery is only undertaken
from areas adjacent to
existing vehicle tracks; or

ii. The maintenance, operation
and repair of lawfully
established tracks, fences,
structures, buildings, critical
infrastructure, network
utilities, renewable electricity
generation activities or natural
hazard mitigation activities;

iii. For the installation of
temporary network activities
following a regional or local
state of emergency
declaration;

iv. To prevent a serious threat to
people, property, structures or
services;

v. To ensure the safe and
efficient operation (including
maintenance and repair) of
any formed public road, rail
corridor or access;

vi. For the construction of new
fences and traplines
associated with Conservation
Activities or to exclude stock or
pest animals;

The site is outside of a scheduled Significant
Natural Area.

Activity standard 2 is not applicable and is
conjunctive with Activity standard 3.
Notwithstanding the site is subject to a
covenant under the Reserves Act.

The site is subject to Tasman Accord
Covenants under the Reserves Act.

With regards to Activity Standard 4, Lots 1-
29 and the area for additional geotechnical
testing identified in Figure 3 above are
within an ONL identified in Schedule Five,
however the ONL provisions have no legal
weight and are subject to submissions,
therefore this standard is not currently
considered relevant.

Permitted
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vii. To upgrade or create new
public walking or cycling
tracks up to 3m in width
undertaken by the Council or
its approved contractor;

viii. To comply with section 43 of
the Fire and Emergency Act
2017,

ix. For construction or operation
of an above ground or below
ground network utility or the
national grid where:

a. The construction corridor
does not exceed 3m in
width; and

b. All machinery used in
construction is cleaned and
made free of weed
material and seeds prior to
entering the site; and

c. Rehabilitation of disturbed
areas is undertaken
following the completion of
construction;

x. Itis cultural harvest
undertaken by Poutini Ngai
Tahu; or

xi. Itis on MIPZ - Maori Purpose

Zoned land and undertaken in

accordance with an

Iwi/Papatipu Rinanga

Management Plan; or

It is within an area subject to a

QEIl National Trust Covenant

or Nga Whenua Rahui

Kawaneta, a Reserves or

Conservation Act covenant or

a Heritage covenant under the

Heritage New

Zealand/Pouhere Taonga Act

and the vegetation

disturbance is authorised by
that legal instrument;

4. Within the Grey District it is
clearance outside of an
Outstanding Natural Landscape
identified in Schedule Five; or

Xil.

5.
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Rule ECO R4/SUB — R7 Subdivision of
Land to Create Allotments Containing
an Area of significant Indigenous
Biodiversity

Activity Status Controlled

Where:

1. One new allotment with a
minimum lot size of 4,000m? is
created from the parent title,
provided that in the GRUZ -
General Rural Zone there is a
balance area remaining on the
original title of at least 4 ha; and

2. The area of significant indigenous
biodiversity is legally protected in
perpetuity by way of a
conservation covenant with an
authorised agency and is
contained within a single
allotment;

3. The subdivision will not result in
buildings or access ways being
located within the identified area
of significant indigenous
biodiversity or the need for
clearance of significant indigenous
vegetation to provide for future
access to any site; and

4. Subdivision standards S2-S11 are
complied with.

The proposal is for a standard subdivision,
an undersized lot is not proposed and
vegetation is already protected under the
existing covenant.

Not applicable

Rule ECO R5 Indigenous vegetation
clearance not meeting Permitted or
Controlled Activity Standards.

Activity Status Restricted Discretionary
Where:

This is not within:

i. A Significant Natural Area
identified in Schedule Four;

ii. An area of land environment
of category one or two of the
Threatened Environment
Classification;

iii. An Outstanding Natural
Landscape identified in
Schedule Five;

As identified above, the proposal is
considered to comply with Rule ECO —R1
but not Rule ECO — R4/SUB — R7.

The site is not within a SNA identified in
Schedule Four.

The site is not within an area of land
environment of category one or two
Threatened Environment Classification
based on the maps contained in
https://ourenvironment.scinfo.org.nz/maps-

and-tools/app/Habitats/lenz tec

Lots 1-3 and the area for additional
geotechnical testing are within an ONL
identified in Schedule Five, however the
ONL provisions have no legal weight and are
subject to submissions, therefore this

Restricted
Discretionary
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iv. An Outstanding Natural
Feature identified in Schedule
Six;

v. An area of High Coastal
Natural Character identified in
Schedule Seven; or

vi. An area of Outstanding
Coastal Natural Character
identified in Schedule Eight.

standard is not currently considered
relevant.

The site is not with an ONF identified in
Schedule Six.

The site is not within an area of High
Coastal Natural Character identified in
Schedule Seven.

The site is not within an area of
Outstanding Coastal Natural Character
identified in Schedule Eight.

Rule ECO R6/SUB — R9 Subdivision of
Land to create Allotments Containing
an Area of Significant Indigenous
Biodiversity not meeting Rule ECO-R4.

Activity status Restricted Discretionary

where:

1. Up to three allotments with a
minimum lot size of 4,000m? are
created from the parent title;

2. The area of significant indigenous
biodiversity is legally protected in
perpetuity by way of a
conservation covenant with an
authorised agency and is
contained within a single
allotment;

3. The subdivision will not result in
buildings or access ways being
located within any Significant
Natural Area identified in
Schedule Four; and

4. Subdivision standards S2-S11 are
complied with.

The proposed subdivision does not comply

with the activity specific standards as:

e 20 residential bush lots, and one
additional residual title are proposed.

e The conservation covenant will no longer
be contained within a single allotment.

For completeness, the site is not identified
as an SNA is Schedule Four, and the
subdivision standards S2-S11 have do not
have legal effect.

Discretionary (ECO-
R8/SUB —R15)

ECO -R8/SUB—R15
Activity Status Discretionary

Where:

1. The area of significant indigenous
biodiversity is legally protected in
perpetuity by way of a
conservation covenant with an
authorised agency and is
contained within a single
allotment;

2. The subdivision will not result in
buildings or accessways being
located within any Significant

® The conservation covenant will apply to
all created allotments and the area where
additional geotechnical testing is
proposed.

e The site is not identified as an SNA in
Schedule Four.

e The subdivision standards S2-S11 have do
not have legal effect.

Discretionary
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Natural Area identified in
Schedule Four; and

3. Subdivision Standards S2 - S11 are
complied with.

Part 2 Natural Character and the Margins of Waterbodies

Rule NC—R1
1. Where this is outside of any The site is not within an identified SNA in Permitted
Significant Natural Area identified in Schedule 4.
Schedule Four, and for:
a. Fencelines; or With regards to the establishment of any
b. Maintenance, operation, stream crossing point, this will be less than
minor upgrade and repair of | 3m wide.
network utilities, critical
infrastructure or renewable The amount of indigenous vegetation

electricity generation clearance is not greater than 20m? per
activities; 200m length of Riparian Margin.
c. Connections to wastewater,
stormwater and reticulated The amount of earthworks is not greater
network utility systems; or than 20m3 per 200m length of Riparian
d. Installation of an Margin.

environmental monitoring
and extreme weather event All earthworks stockpiles will be located

monitoring facility; or outside of the Riparian Margin of the
e. Maintenance and repair of waterbody.
lawfully established
structures; or The clearance and earthworks are not
f.  The construction of parks located within areas used and identified for
facilities, parks furniture or natural hazard mitigation structures.

public access points within
an Open Space and
Recreation Zone; or
g. The establishment of a river
crossing point up to 3m
wide; or
h. Poutini Ngai Tahu activities;
or
Activities on Maori Purpose
Zoned land and undertaken
in accordance with an
Iwi/Papatipu Rlnanga
Management Plan; or
j. Natural hazard mitigation
activities undertaken by a
statutory agency or their
nominated contractor;
2. The amount of indigenous
vegetation clearance is not greater
than 20m? per 200m length of
Riparian Margin;
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3. The amount of earthworks is not
greater than 20m? per 200m length of
Riparian Margin;

4. All earthworks stockpiles are
located outside of the Riparian
Margin of the waterbody; and

5. Unless carried out by a statutory
agency or their nominated contractor
responsible for natural hazard
mitigation, the clearance and
earthworks are not located within
areas used and identified for natural
hazard mitigation structures.

Activity Status

Overall, the combined subdivision and land use activities require resource consent as a discretionary
activity under the Proposed TTPP.

7. Statutory Framework

Part 2 of the RMA

Part 2 of the RMA sets out the purpose and principles of the Act, being “to promote the sustainable
management of natural and physical resources” which is defined to mean:

“managing the use, development, and protection of natural and physical resources in a way, or at
a rate, which enables people and communities to provide for their social, economic and cultural
wellbeing and for their health and safety while —

(a)  Sustaining the potential of natural and physical resources
(excluding minerals) to meet the reasonably foreseeable needs
of future generations; and

(b)  Safequarding the life-supporting capacity of air, water, soil and
ecosystems; and

(c)  Avoiding, remedying or mitigating any adverse effects of
activities on the environment.”

Section 6 sets out matters of national importance. Of relevance to this application are:

(a)  The preservation of the natural character of the coastal environment (including the
coastal marine area), wetlands, and lakes and rivers and their margins, and the
protection of them from inappropriate subdivision, use, and development:

(b)  The protection of outstanding natural features and landscapes from inappropriate
subdivision, use, and development:

(c)  The protection of areas of significant indigenous vegetation and significant habitats of
indigenous fauna:
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(d) The maintenance and enhancement of public access to and along the coastal marine
area, lakes, and rivers:

(e)  The relationship of Maori and their culture and traditions with their ancestral lands,
water, sites, waahi tapu, and other taonga.

(h)  the management of significant risks from natural hazards.

In considering both the protection of outstanding natural features and landscapes, the attached
Landscape and Visual Assessment concludes that “the visual effects on both public and private
audiences is assessed as low (at worst) however this effect is likely to reduce over time to nil as the
proposed rehabilitation planting establishes and matures over time along the road edges and
accessways”.

With respect to the protection of significant indigenous vegetation and significant habitats of
indigenous fauna, the total area of vegetation clearance, associated with the eco subdivision,
associated land use, and additional geotechnical testing is estimated to amount to less than 2% of the
total site area being 382ha. Rehabilitation plantings using locally sourced indigenous species will
reduce the extent of clearance further over time. Vegetation removal will be restricted to those areas
identified for access and driveway formation, and at each designated building pad and house site
curtilage area.

To help protect and enhance the ecological values of the wider site, as part of the agreement to be
reached with the Department of Conservation restoration planting will be carried out alongside
roadways and accessways, and on any areas of vegetation disturbance or earthworks not required to
be maintained as cleared areas as part of the approved subdivision development. A vegetation
clearance and restoration plan will be prepared by a suitably qualified ecologist to guide this work and
a condition of consent is offered as part of the proposal to ensure this occurs. All restoration planting
will involve only the use of locally sourced native plants, either translocated from areas disturbed as
part of the subdivision development, or specifically raised from local seed and grown on in a plant
nursery for restoration purposes. Where practicable, vegetation direct transfer will be utilised during
the initial stages of subdivision development, including when forming access roadways and water
tables.

The proposal will not reduce existing public access opportunities along the streams located within the
site.

All works are located on private freehold land and will not impact on the rights, interests and values of
Poutini Ngai Tahu.

The Section 106 assessment outlined further below, considers the risk from natural hazards

Section 7 requires particular regard to be had to ‘other matters.” Of relevance to this application are:
(a) Kaitiakitanga;
(aa) the ethic of stewardship;

(b)  the efficient use and development of natural and physical resources;
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(c) the maintenance and enhancement of amenity values;
(d)  intrinsic values of ecosystems;
(f) maintenance and enhancement of the quality of the environment.

As described in Section 1 above, the site is subject to a Covenant requiring the Land to be managed
for the conservation purposes set out in recital 1, which are “preserving the natural environment, or
landscape amenity, or wildlife or freshwater life or historic values associated with such lands and of
enhancing controlled public access thereto.” The proposed development requires a separate approval
from the Department of Conservation and given the purpose of the Covenant this will provide
assurance that the works will be consistent with Section 7.

Notwithstanding the above, it is acknowledged that the proposal necessitates some clearance of
indigenous vegetation, this adverse effect will be offset or compensated by the positive environment
enhancements that the proposal brings. This includes the high level of environmental protection for
the site through adopting the Tasman Accord covenant which will also serve to enhance biodiversity
values through land management requirements for the site.

As noted in the attached landscape assessment, settlement and interruptions within the bush is an
existing land use pattern in the area, and the proposed increase in settlement will be an acceptable
continuation of this general pattern, reinforced by the ‘off-grid’ nature of the development (e.g. non
urban) which will maintain the general rural character of Mitchells and not alter its keys attributes: the
sense of spaciousness and openness and the adjacent forest as a natural feature.

Riparian areas are considered to be wahi taonga by Ngai Tahu, treasured for their role in protecting
and enhancing mauri, and for providing habitat for mahinga kai. The proposed works are
predominately located outside of riparian areas and the proposal is not considered to adversely
impact on the mauri of wai in this instance.

Overall, it is considered that proposal will be consistent with Sections 7 of the Act.

Section 8 requires the principles of the Te Tiriti o Waitangi (Treaty of Waitangi) to be taken into
account. The works are located on private freehold land and will not impact on the rights, interests
and values of Poutini Ngai Tahu. The author of this application was not able to locate an applicable Iwi
Management Plan to consider the proposal against.

It is acknowledged that Council may wish to consult with the Rinanga regarding the proposal.

Section 104 RMA

Section 104 of the RMA provides the statutory requirements for the assessment of the application
and sets out those matters that the Council must have regard to when considering the application.
Subject to Part 2 of the RMA, it is considered that the relevant matters for the assessment of this
application include:

Any actual or potential effects on the environment of allowing the activity;

(a) The relevant objectives, policies, rules and other provisions of the District Plan; and

(b) Any other matter that the Council considers relevant and reasonably necessary to
determine the application.
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Section 104 (2) allows the Council when forming an opinion in relation to any actual or potential
effects on the environment of allowing the activity to disregard an adverse effects of the activity on
the environment if the District Plan permits an activity with those effects.

Under Section 104B of the RMA the Council may grant or refuse an application for a discretionary
activity, and if it grants the application, may impose appropriate conditions in accordance with section
108.

Section 106

Under Section 106 of the RMA, Council may refuse to grant a subdivision consent, or may grant a
subdivision consent subject to conditions, if it considers that-

a) There is a significant risk from natural hazards; or

b) Sufficient provision has not been made for legal and physical access to each allotment
to be created by the subdivision.

The requirements in terms of (b) are met. With respect to the requirements of (a), the Engineering
Company Limited (ENGCO) have been engaged to comment on slope stability risk as it pertains to the
proposed subdivision. As noted in the Geotech information contained in Appendix 8:

Feasibility of Geotechnical Testing

The site currently consists of dense native bush and is subject to the Tasman Accord
Covenant. This Covenant was issued for conservation purposes under s77 of the
Reserves Act 1977. This makes completing geotechnical testing in accordance, with
the MBIE Guidance requirements for subdivision, impractical until the private
access roads are established.

Likely Ground Conditions

Based on the limited, relevant geotechnical information available, ENGCO expects
the subdivision to have a soil profile of O to 2m of sands overlaying gravel deposits.
The thickness of the sand layer is likely to be thinner in the west of the site and
thicker in the east.

Future Testing/Recommendations

ENGCO recommends that geotechnical testing, in accordance with MBIE Guidance
for subdivisions, shall be undertaken once improved access of the site can be
achieved through clearance of private access roads. This shall be in addition to
typical lot specific geotechnical testing undertaken for Building Consent
applications. This testing and limited clearing of sites will also allow for more
thorough assessment of the site against Section 106 of the RMA, and it is expected
that this will be a condition of the resource consent.

Following a desk study and a site visit, ENGCO the proposed subdivision scheme plan applied for as
part of this application was updated to avoid the area of the large historic landslip with only Lots 1-3
being proposed in the eastern extent of the site and Lots 4-21 proposed for the western extent of the
site.
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Further geotechnical testing is required to determine the suitability of an area of land between Lots 1-
3 and Lots 4-21, which is identified in Figure 3 above. This area does not form part of the current
subdivision application.

ENGCO has prepared a further geotechnical letter which is also attached in Appendix 8, in summary it
notes:

Lots 1 and 2 —“ The ENGCO site observations indicated no evidence of any natural hazards

within proximity of the proposed building footprints for these two lots, and the headscarp of

the major historic landslide is situated over 200m from the western boundary of Lot 2.1 t i s
therefore considered that Lots 1 & 2 are s
i mpl i cations of the Resource Manage’ment Act

Lot 3 — “Due to the heavy vegetation cover during our initial inspections, a full cataloguing of
natural hazards across this lot could not be undertaken however, ENGCO’s initial inspection
revealed no evidence of any natural hazards across this area.

It is recommended that vegetation clearance for the proposed building footprint is
undertaken to reveal greater clarity of the site and any potential natural hazards that may
affect the development. During the clearance works, a geotechnical engineer

can confirm the applicability of the proposed site and building footprint for residential
development”.

Lots 4-21 —“ To provide comment on the applicability of each lot for residential construction
in Zone 1, a comprehensive geotechnical investigation and site walkover would need to be
undertaken once vegetation clearance has beqgun. As a minimum this would likely require
several targeted test pits excavated by a digger to the greatest practical depth (3-4m) along
with several shallow geotechnical investigations. We would also recommend at least one
borehole advanced to a depth of at least 15m to

confirm the local geology is consistent with the desktop assessment.

Vegetation generally has a stabilizing effect on hillside soil deposits, as the root systems tend
to provide localized tensile strength and bind loose topsoil into deeper, firmer materials (this
effect is limited based on the depth and density of root systems, and deep-seated
geotechnical instabilities cannot be mitigated by vegetation alone). It is therefore
recommended that vegetation clearance be limited to areas where infrastructure is proposed
(i.e. accessways/building footprints etc). The vegetation clearance will allow for ENGCO to
undertake the required geotechnical site walkovers and investigations to determine the
applicability of each lot for residential development and to allow for landslip
characterisation.

Landslide risk could be reduced or eliminated for many of the lots in Zone 1 by changing the
configuration and location of the proposed building platforms within each lot, and by
allowing sensible minimum distances from steep slopes and historic instabilities. ENGCO will
confirm applicability of each proposed section and building footprint during the
comprehensive site walkover and investigation once vegetation clearance has begun’”.

Owing to the extent of vegetation coverage and the requirements of the conservation covenant, the
required geotechnical testing cannot currently be undertaken. To address the requirements of S106 of
the RMA, Section 11 provides a condition of consent requiring additional geotechnical testing to be
undertaken prior to a S223 Certificate being applied for. The condition requires a Geotechnical Report
to be submitted to the Council. The report shall include, as applicable:
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e Details of and the results of site inspections, evaluations and field investigations.

e Documentation of rock and soil types, distribution and properties.

o Aliquefaction and lateral spread assessment.

o An assessment of rockfall, cliff collapse and landslide (mass movement) hazards, including
those resulting from seismic activity.

e An assessment of the slope stability confirming the location and appropriateness of building
sites.

e An assessment of ground bearing capacity.

e Recommendations for measures to avoid, remedy or mitigate any geotechnical hazards on the
land subject to the application. These shall be in accordance with the provisions of Section
106 of the Resource Management Act 1991 where they are supporting a resource consent
application.

e A statement of professional opinion on the suitability of land for subdivision.

The conditions ensures that the subdivision cannot proceed unless the requirements of s106 are
appropriately addressed.

Ecology and the NPS-FM, NES-F, and NPS-IB

The National Policy Statement for Freshwater Management (NPS-FM), and the associated National
Environmental Standards for Freshwater Management (NES-FM), together provide nationally
consistent policy direction and regulation to control activities that may affect freshwater
environments, including freshwater wetlands. The National Policy Statement on Indigenous
Biodiversity (NPS-IB) likewise provides consistent national direction on how effects on indigenous
biodiversity are to be managed. Given that this national direction is closely linked to an assessment of
the site’s ecological values, the application considers both the policy direction and the potential
effects in the same section of this report.

NPS-FM, NES-F

The NES-FM has been amended a number of times since coming into effect in September 2020, with
the most recent amendments coming into force on 21 September 2023. The NES-FM contains
regulations that apply to other activities that relate to freshwater (Regulations 37 to 74 (Part 3)) and
identifies that local authorities may charge for monitoring (Part 4). Sub-part 1 of Part 3 (Regulations
37 to 56) of the NES-FM relates to a range of activities within ‘natural inland wetlands’, or within
specified setbacks from natural inland wetlands. Sub-part 2 of Part 3 (Regulations 56A! and 57) relates
to the reclamation of rivers and Sub-part 3 of Part 3 (Regulations 58 to 74) relates to the passage of
fish affected by structures (i.e., culverts, weirs, flap gates, dams and fords).

The site does not include any lakes, rivers or wetlands and their margins, but it does include several
streams and their margins. Streams are considered under the RMA definition of a ‘river’.

Building platforms avoid existing streams. No vegetation clearance is proposed within 10m of any
stream with an average bed width greater than 3m. One proposed accessway crosses Formerly Slip
Creek, and further design is required for a suitable passage that is likely to involve a small bridge, or
the placing of a culvert so the natural functioning of this stream is not disrupted. Details of which will

1 Regulation 56A of the NES-F clarifies that the requirement to apply the ‘effects management hierarchy’ includes a
requirement to apply Clause 3.24(3) of the National Policy Statement for Freshwater Management.
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be provided to the Council for certification in accordance with the Condition of Consent offered in
Section 11 below.

Notwithstanding the above commentary, the NES-F regulation apply to the potential proposed
installation of the culvert. Accordingly, the regulations contained in Part 3 (Regulations 62, 63, 69, 70
and 71 which apply to culverts) may be relevant to this application. Part 3, Sub-parts 2 (Regulations
56A and 57 which apply to reclamation) may also be relevant, however a detailed analysis on this
cannot be undertaken until the engineering solution is prepared for this crossing. If the final design
triggers a need for resource consent under the NES-F then this will be submitted for consideration
accordingly noting that this is administered by the Regional Council.

NPS-1B

The NPS-IB came into effect on 4th August 2023. The NPS-IB has a single Objective 2.1 which in
summary seeks to maintain indigenous biodiversity across Aotearoa New Zealand so that there is at
least no overall loss in indigenous biodiversity. This outcome includes protecting and restoring
indigenous biodiversity while providing for the social, economic, and cultural wellbeing of people and
community now and in the future.

District Councils are required to undertake a district-wide assessment of Significant Natural Areas
(SNAs) and notify a plan or plan change to include SNAs in their plans including by mapping each SNA
and describing its attributes by 4 August 2028. Private land is able to be included as forming all or part
of an SNA.

The Proposed Te Tai o Poutini Plan does not identify the site as being a SNA. Notwithstanding, Policy 3
seeks to adopt a precautionary approach when considering adverse effects, Policy 8 seeks to
recognise and provide for the importance of maintaining indigenous biodiversity outside of Significant
Natural Areas (SNAs), Policy 13 seeks that the restoration of indigenous biodiversity is promoted and
provided for, and Policy 14 seeks that an increase indigenous vegetation cover in both urban and non-
urban environments is promoted.

Of note, Clause 3.5(b) requires local authorities to consider “that the protection, maintenance, and
restoration of indigenous biodiversity does not preclude subdivision, use and development in
appropriate places and forms”.

The combination of the NPS-FM and the NPS-IB mean that particular care needs to be taken to retain
and restore freshwater habitats, and that there is no overall loss in indigenous biodiversity.

The ecological assessment contained in Appendix 3 has identified that the ecological values that exist
on the western site area (i.e. Proposed Lots 4 to 21) are worthy of preservation. These values are also
determined for preservation and protection under the Tasman Accord covenant. It is anticipated that
further ecological input will be required during the construction phase to ensure that the impacts of
the development on indigenous biodiversity are appropriately managed. Measures to minimise or
mitigate potential effects include:
e Avoidance of works within the 10-metre riparian zone of the permanent streams (where
practical).
e Maintaining hydrological connectivity, and retaining streams/watercourses, including
intermittent and ephemeral ones, where possible.
e Sediment and erosion control at a level appropriate for the extent of the development, in line
with industry best practice.
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e |ow Impact Design for stormwater infrastructure, in line with industry best practice.

e Considered wastewater infrastructure design and location, in line with industry best practice.

e Covenant, Consent Notice or Conditions of consent on residential sections to restrict pet
species, garden plant species, dwelling size, total impervious surface area, rainwater collection
use and discharge.

In addition to minimising adverse impacts, the proposal presents opportunities for positive effects.
These largely centre around mammalian pest control in adjoining protected habitats to benefit
populations of indigenous fauna in these locations, control of weeds and financial contributions to
local conservation projects. Noting as part of the proposed agreement with the Department of
Conservation, 15% of the sale proceeds will be placed in a trust for pest and weed control purposes
on the Land. Additionally, other conservation projects in the Mitchells area that will be funded
through the trust would include enhancement of local waterways within the Mitchells catchment
through native plantings.

The current intent is for a technical advisory group (TAG) to be established, ideally with input from
DOC, Rananga, the nearby Predator Free Te Kinga programme, and others with expertise in pest and
predator control on the West Coast, to guide annual planning and work programming, and annual
funding allocations by the trust. This may change following further feedback from DOC.

An overarching management plan will set out longer term strategic objectives and identify
opportunities for the management and enhancement of biodiversity on the Tasman Accord lands
owned by the Lynches. This is envisaged to be a collaborative document agreed between the Minister
of Conservation, as covenantee, and the Lynch Family, through Mitchells 2021 Ltd, as covenantor.

As noted in Section 3 above, the agreement to be reached with the Department of Conservation will
require restoration planting to be carried out alongside roadways and accessways, and on any areas of
vegetation disturbance or earthworks not required to be maintained as cleared areas as part of the
approved subdivision development. A vegetation clearance and restoration plan will be prepared by a
suitably qualified ecologist to guide this work and a condition of consent is offered as part of the
proposal to ensure this occurs. All restoration planting will involve only the use of locally sourced
native plants, either translocated from areas disturbed as part of the subdivision development, or
specifically raised from local seed and grown on in a plant nursery for restoration purposes. Where
practicable, vegetation direct transfer will be utilised during the initial stages of subdivision
development, including when forming access roadways and water tables.

On balance, the positive benefits from the proposed development will offset or compensate the loss
of vegetation and manage this effect of the proposed subdivision proposal. The proposal is therefore
considered to be consistent with the above objectives and policies of the NPS- IB

8. Assessment of Effects on the Environment

In accordance with section 88 and the fourth schedule of the RMA, this section of the report provides
an assessment of the actual and potential effects on the environment associated with the proposed
subdivision and land use. As the proposal is a discretionary activity, the Council’s discretion is
unrestricted and all actual and potential effects of the proposal must be considered, however the
relevant matters for considerations include:

. Ecological effects
. Landscape and visual effects
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. Traffic effects including Access
. Effects from subdivision (Matters of Control)

o Positive effects.

Ecological Effects

A detailed assessment of the potential ecological effects is contained in Section 7 and is therefore not
repeated here. In summary, there are ecological values that exist on the western site area (i.e.
Proposed Lots 4 to 21), the area where additional geotechnical testing is proposed, and within Lot 3
that are worthy of preservation. These values are also determined for preservation and protection
under the Tasman Accord covenant. It is anticipated that further ecological input will be required for
the removal of vegetation to ensure that the impacts are appropriately managed, however subject to
this input, it is considered that on balance, the positive benefits from the proposed development will
offset or compensate the loss of vegetation and manage the effect of the proposed subdivision.

In terms of the non-compliance for vegetation clearance created under Rule 19.7(5) for the access
track needed to undertake additional geotechnical testing, it is noted that the matters of discretion
are:

(i) The proposed location of the building on the site and its visibility from off the site.

(ii) Any other matters relating to visual character of the building, proposed alterations to the
building, its proposed surroundings, such as topography, proximity to public areas and
proposed plantings.

Neither of these are considered relevant to the proposed work as no building is proposed.

It is also noted that the proposed subdivision and access track needed to reach areas for additional
geotechnical testing have been laid out to avoid the existing waterways so that future building
platforms and private driveways do not disrupt these waterways. No vegetation clearance is proposed
within 10m of any stream with an average bed width of greater than 3m. Subject to the measures
outlined in Section 7 above and further detailed assessment of the stream crossing within Lots 15 and
18, it is considered that the ecological effects will be acceptable.

Landscape and Visual Effects

The Landscape and Visual Assessment, contained in Appendix 9 of this application, identifies and
evaluates the landscape and visual effects likely to arise from the proposal.

The landscape characteristics associated with the area and site are described in Section 3 of the
Landscape and Visual Assessment.

In relation to the potential landscape and visual effects, the assessment concludes:

Any potentially adverse landscape and visual effects arising from the proposed activity will be
largely offset by the positive features of the proposed activity.

The Proposal has a range of ‘baked in’ positive aspects that will minimize adverse effects and
integrate the development into the receiving environment and rural character of Mitchells,
and within its forest setting. With the Applicant’s focus to create an eco-friendly and off-grid
development to harmonize with its bush setting, care has been taken at the outset to minimize
any detrimental effects on the surrounding indigenous vegetation, minimizes effects of
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waterways, rehabilitation planting, and design standards for the dwellings and landscape
areas of the bush-lots.

While the proposal necessitates some clearance of indigenous vegetation, this adverse effect
will be offset by the positive environment enhancements that the proposal brings. This
includes the high level of environmental protection for the site through adopting the Tasman
Accord covenant which will also serve to enhance biodiversity values through land
management requirements for the site and wider ONL29 area.

Settlement and interruptions within the bush is an existing landuse pattern in the area, and the
proposed increase in settlement will be an acceptable continuation of this general pattern,
reinforced by the ‘off-grid’ nature of the development (e.g. non urban) which will maintain the
general rural character of Mitchells and not alter its keys attributes: the sense of spaciousness
and openness and the adjacent forest as a natural feature.

The increase in dwellings that will occur is in keeping with the general local pattern of
settlement within the bush environment and along the edges of the Kumara Inchbonnie Road
corridor.

Based on the conclusions of the landscape and visual effects assessment, it is considered that any
adverse landscape or visual effects will be less than minor.

Traffic Effects

The Transport Assessment (TA), contained in Appendix 4 of this application, provides an assessment of
the transport aspects of the proposed development. It also describes the transport environment in
the vicinity of the site, describes the transport related components of the proposal and identifies
compliance issues with the transport provisions in the District Plan.

The proposed site accesses are described in paragraphs 17-22 and have been reviewed in the context
of the speed environment. As noted in paragraphs 44-47 of the attached TA:

“It is considered that there will be sufficient visibility at the accesses to provide a safe
arrangement.

The separation of the accesses has been reviewed, again in the context of the speed
environment. The separation proposed is considered appropriate and acceptable.

The access design has been reviewed and is considered to be acceptable for the proposed use.
This includes the ability to pass vehicles on bends and the provision of turning facilities for cars
at the ends of the access.

The Matters of Control relating to transport for subdivision have been reviewed. The key
matter in this instance is considered to be the formation of Kumara-Inchbonnie Road. This has
been reviewed and is considered to be acceptable given the low traffic volumes predicted to
be generated by the proposed activity.”

The TA concludes that the proposed development can be supported from a transport perspective and
the traffic related effects are considered to be less than minor.
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Effects from Subdivision (Matters of Control)
Allotment Size

All proposed allotments meet the minimum standard and are therefore of sufficient area to effectively
fulfil the intended purpose or the proposed residential activity, having regard to the relevant
Environmental Area standards and general standards for activities. The sites are also of sufficient size
for typical operational and maintenance purposes associated with residential developments of this
nature.

As noted in Section 6 of the attached Landscape Assessment and noted above, the Proposal will
contribute a low landscape effect to the area, as a result of following a general pattern of development
that is consistent with its wider rural and bush-clad setting, and by enhancing biodiversity values to an
area well beyond the subdivision site.

Property Access and Roading

The proposed accesses and associated effects are considered above and in the attached Transport
Assessment which concludes that the proposed development can be supported from a transport
perspective and the traffic related effects are considered to be less than minor.

Natural Hazards

The assessment under the S106 heading above and the information contained in Appendix 8 address
the natural hazards.

Servicing

The nature of the proposed site servicing and infrastructure is fully described in the Design Report
contained in Appendix 7 and overviewed in Section 3 of this application. The proposal is a discrete off
grid development, thereby avoiding the need to further disturb existing vegetation through provision
for sewage, electricity or telephone reticulation. Servicing associated with the development of
additional allotments will be assessed at Building Consent stage.

Esplanade Reserves and Strips

The proposal does not include esplanade reserves or strips. In considering the matters outlined in
Table 25.3 of the Operative District Plan, and in particular the need for esplanade reserves or strips to
ensure ecological or natural values are protected or enhanced, it is noted that the development and
future sites will be subject to a Conservation Covenant. The overarching purpose of the Covenant is
that the Land shall be managed for the conservation purposes of “preserving the natural
environment, or landscape amenity, or wildlife or freshwater life or historic values associated with
such lands and of enhancing controlled public access thereto.” The need for Esplanade Strips is
therefore considered unnecessary.

Similarly, for the reasons outlined in Section 8 above, it is not considered that Esplanade Reserves or
Strips would:

e Enhance public access or recreational use of the land noting that it is private ownership, and
the extent of vegetation clearance equates to less than 1% of the vegetated area.

e The site is not within an identified natural hazard area, and the proposed building platforms
are subject to further geotechnical investigation. The results of which will be submitted as
part of the conditions of consent offered in Section 11 below.
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e Complete or promote the marginal protection of a river, lake or coastline. Noting that the site
does not contain lakes or coastline and suitable mitigation is in place or is subject to further
details which will be submitted as part of the conditions of consent offered in Section 11
below, to ensure the protection of the water quality and aquatic habitats for the streams.

For the reasons outlined above, it is considered any effects associated with the proposed subdivision
not including esplanade reserves or strips will be less than minor.

Positive effects

At present pests and predators are not being controlled on the application site. The Ecological report
contained in Appendix 3 notes that “there is abundant animal sign and browse throughout, and
groundcover is often sparse consisting of less palatable species”. Seven pest plant species were
identified on site. The typical range of mammalian predators, including possums, stoats, feral cats and
rats are all present.

Currently the resources required to meaningfully tackle pest and predators present on the application
site are not available.

The Mitchells Terrace funding programme is intended to provide a long-term revenue source that can
contribute to this co-ordinated work in perpetuity.

The need for independent funding contributions such as that proposed by this development is acute.
This application provides an alternative revenue stream to provide pest and predator control on the
application site, and adjoining areas.

Pest and predator control benefits are discussed above but are not limited to the covenant area.
There is also the opportunity to extend pest and predator control activities to adjacent public
conservation lands, and integrate with wider DOC and OSPRI led work focused around Te Kinga. The
proposal will assist in enabling landscape scale protection across the wider south west Lake Brunner
basin area.

9. Objectives and Policies

9.1 Regional Policy Statement

The Regional Policy Statement (RPS) provides a broad direction and framework for managing the West
Coast’s natural and physical resources under the Resource Management Act 1991. It includes the
principles that are important to West Coast communities, identifies regionally significant issues,
objectives to address the issues, and policies and methods to achieve the objectives.

The objectives considered to be directly relevant to this application.

e 3.2- Recognise and provide for the relationship of Poutini Ngai Tahu and their culture and
traditions with their ancestral lands, water, sites, wahi tapu, and other taonga within the West
Coast Region.

e 4.1-To enable sustainable and resilient communities on the West Coast.

e 4.2-This region’s planning framework enables existing and new economic use, development
and employment opportunities while ensuring sustainable environmental outcomes are
achieved.
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e 4.3 -Toensure that the West Coast has physical environments that effectively integrate
subdivision, use and development with the natural environment, and which have a sense of
place, identity and a range of lifestyle and employment options.

e 4.5-Torecognise and provide for the relationships of Poutini Ngai Tahu with cultural
landscapes.

e 5.1-Torecognise the role of resource use and development on the West Coast and its
contribution to enabling people and communities to provide for their social, economic and
cultural wellbeing.

e 5.2 Incompatible use and development of natural and physical resources are managed to
avoid or minimise conflict.

e 7.1-[dentify in regional and district plans, and through the resource consent process, areas of
significant indigenous vegetation and significant habitats of indigenous fauna in a regionally
consistent manner.

7.2- Protect significant indigenous vegetation and significant habitats of indigenous fauna.

e 7.3 - Provide for sustainable subdivision, use and development to enable people and
communities to maintain or enhance their economic, social, and cultural wellbeing in areas of
significant indigenous vegetation and significant habitats of indigenous fauna.

e 7.4 - Maintain the region’s terrestrial and freshwater indigenous biological diversity.

e 7A.2 - Provide for appropriate subdivision, use and development to enable people and
communities to maintain or enhance their economic, social and cultural wellbeing.

e 7B.1 - Protect the region’s outstanding natural features and outstanding natural landscapes
from inappropriate subdivision, use and development.

e 7B.2 - Provide for appropriate subdivision, use and development on, in or adjacent to
outstanding natural features and outstanding natural landscapes to enable people and
communities to maintain or enhance their economic, social and cultural wellbeing.’

e 8.1- The life-supporting capacity of freshwater is maintained or improved.

e 11.1-The risks and impacts of natural hazard events on people, communities, property,
infrastructure and our regional economy are avoided or minimised.

Comment:

The objectives recognise the role of resource use and development on the West Coast and its
contribution to enabling people and communities to provide for their social, economic and cultural
wellbeing. They also seek to ensure incompatible use and development of natural and physical
resources are managed to avoid or minimise conflict.

The proposal is considered to appropriately manage the existing areas of significant indigenous
vegetation and significant habitats of indigenous fauna. The positive benefits from the proposed
development will offset or compensate the loss of vegetation and manage this effect.

The proposed subdivision will not impact on the rights, interests and values of Poutini Ngai Tahu.

9.2 OPERATIVE DISTRICT PLAN ASSESSMENT
Chapter 4 Landscape

Objective 4.3 requires the protection of outstanding natural features and landscapes in the Grey
District from inappropriate subdivision, use and development. The associated Policy 4.4.1 recognises
areas of outstanding natural features and landscapes.
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Policy 4.4.2 requires proposed subdivision, use and development to be undertaken in accordance with
Objective 4.3.2, and in a manner that avoids, remedies, or mitigates adverse effects on outstanding
natural features and landscapes that through a resource consent process are determined by Council
to exist within the areas identified in Table 4.2 having regard to the criteria in Policy 4.4.1(a) — (f).

Comment:

The subdivision site is not identified on the Operative District Plan planning maps as an “Area of
Outstanding Landscape” or a SNA is Schedule 1 of the Operative Plan. Notwithstanding, the design of
the subdivision and proposed covenants and design guidelines discussed earlier would ensure that the
land use, future buildings and structures will be constructed in harmony with the landscape to the
greatest extent practicable given the nature of the proposal.

The subdivision and land use proposal will create the ability for this development and conservation
projects in the Mitchells area to be funded through the trust.

Overall, the proposal is considered to mitigate adverse effects on outstanding natural features and
landscapes and not be an ‘inappropriate’ development in the context of Objective 4.3.

Chapter 5 Significant Indigenous Vegetation and Significant Habitats of Indigenous Fauna

Objective 5.3 promotes the protection and where possible enhancement of areas of significant
indigenous vegetation and habitats of indigenous fauna. Policy 5.4.1 requires the identification of
areas of significant indigenous vegetation and significant habitats of indigenous fauna, the associated
Policy 5.4.2 identifies the criteria for recognising such areas. Policy 5.4.3 seeks to avoid, remedy or
mitigate adverse effects on the ecological integrity, functioning and habitat values and natural
character of areas of significant indigenous vegetation and habitats of indigenous fauna. Policy 5.4.4
seeks to reduce the effect that pests, including the introduction of new pests, can have on significant
areas of indigenous vegetation and habitats of fauna.

Comment

The applicant’s proposed eco subdivision will provide a valuable income stream to enable enhanced
large-scale pest and predator control over and adjoining the Covenant Land aligns consistently with
the intent of the objective and policies, and the purposes of the Tasman Accord Covenant.

The total area of vegetation, associated with the eco subdivision and land use, to be cleared is
estimated to amount to less than 2% of the total site area being 382ha. Rehabilitation plantings using
locally sourced indigenous species will reduce the extent of clearance further over time.

For the reasons outlined in the assessment against the NPS-IB in Section 7 above, the proposal is
considered to appropriately manage the existing areas of significant indigenous vegetation and
significant habitats of indigenous fauna and is therefore considered to be consistent with the above
objectives and policies.

Chapter 9 Natural Hazards

Objective 9.3.1 require the adverse effects of natural hazards on people, property and the
environment are avoided, or mitigated. The associated Policies 9.4.1 to 9.4.4 seek to adopt an
integrated approach recognises the natural and long-term effects of natural hazards and ensures the
best defence against potential adverse effects. It also seeks to restrict development in areas that are
prone to natural hazards, unless the applicant has shown adequate avoidance or mitigation of natural
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hazards. It also requires an assessment by an appropriately qualified person, where appropriate, for
resource consent applications.

Comment:

The eco subdivision site is not identified as being subject to any natural hazards in the operative of
proposed District Plans or Regional Plans. Furthermore, this area of the site is not impacted by any
potential hazard from inland tsunami, as the proposed lots are a sufficient distance and hight relative
to Lake Brunner.

For the reasons outlined in the S106 assessment contained in Section 7 above, it is considered the
proposed subdivision is consistent with the relevant natural hazard objectives and policies

The proposal also provides for the earthworks and associated vegetation clearance needed to
undertake additional geotechnical testing in the area identified in Figure 3 above to determine if it is
suitable for potential subdivision and residential use.

Chapter 12 Transport

Objective 12.3.1 promotes the operation of transport infrastructure in a manner that avoids, remedies
or mitigates adverse effects. Objective 12.3.2 promotes the safe and efficient use of the District’s
transport infrastructure. The associated Policies 12.4.1 and 12.4.2 requires activities associated with
vehicle movements such as parking, loading and manoeuvring should not adversely affect the
transport structure. As part of this a roading hierarchy is implemented.

Policy 12.4.3 requires transport infrastructure to be located and designed in a manner that avoids,
remedies or mitigates adverse effects on neighbouring activities as far as practically possible having
regard to the sensitivity of those activities.

Comment

A Transport Assessment has been prepared by suitable qualified and experienced transport engineer
and concludes that the proposed development can be supported from a transport perspective and is
considered to be consistent with the objectives and policies in Chapter 12 of the Operative District
Plan.

Chapter 13 Subdivision

Objective 13.3.1 seeks to ensure that sites that are created by subdivision do not subsequently result
in adverse effects on the environment which cannot be avoided, remedied or mitigated. The
associated Policy 13.4.1 requires that sites created are able to accommodate any subsequent land use
having regard to the characteristics of that use and the rules of the Management Area.

Policy 13.4.2 states that any subdivision should avoid, remedy or mitigate the likely adverse effects on
significant indigenous vegetation and habitats, outstanding landscape features, and the natural
character of waterbodies and the coastal environment.

Policy 13.4.3 seeks to restrict subdivision in areas of known natural hazard unless the effects of those
natural hazards can be adequately avoided or mitigated.

Comment
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The assessment of the proposal contained in Sections 7 and 8 above considers the impact of the
proposal on the environment, including on significant indigenous vegetation and habitats and
outstanding natural landscapes. It also considers the known hazard risk.

For the reasons outlined above, it is considered that the proposal is consistent with the subdivision
objective and policies.

Chapter 19 Rural Environment

Objective 19.3.1 promotes the management of resources in the rural environment in a manner that
enables people and communities to carry out a variety of activities while ensuring that the resource
base is sustainable for future generations and maintaining the life supporting capacity and healthy
functioning of ecosystems. Objective 19.3.2 seeks to ensure the retention of the character of the rural
environment in which existing amenities include its openness and spaciousness, natural features and
presence of indigenous vegetation.

Policy 19.4.1 requires activities to not significantly reduce the long-term potential or availability of the
natural and physical resource. Policy 19.4.2 states new activities should not adversely impact on the
operation of established activities provided that any effect generated by the established activity does
not give rise to a nuisance that would not normally be expected in a rural working environment. Policy
19.4.3 supports a wide range of activities being carried out in a manner that avoids, remedies or
mitigates adverse effects.

Policy 19.4.4. requires patterns of subdivision and development retain the openness of the rural
environment. It also states that the bulk and location of structures should not affect the character of
the rural area or affect the amenities of adjoining properties. Policy 19.4.5 similarly requires activities
to not adversely affect the amenities of the rural area or adjoining properties in terms of such matters
as effluent disposal, noise, traffic generation, air emissions, odour, shading and visual impact.

Comment:

The effects of vegetation clearance are outlined above and in the attached Landscape and Visual
assessment. In addition to this assessment, it is noted that in order to ensure the character of the
rural area and the amenity of neighbouring properties is retained, each proposed lot is a minimum of
1 hectare and the minimum net areas are in a physically contiguous parcel of land. In addition, the
identified building platforms are located more than 5m from internal boundaries, 10m from road
boundaries and 10m from the banks of streams. Furthermore, no vegetation clearance is proposed
within 10m of the any stream with an average bed width greater than 3m. Building colour schemes
will be limited to neutral and recessive natural tones. Electricity supply is anticipated to be via roof
mounted solar panels, rather than reticulated supply. Site specific building height and area
restrictions will be applied to limit buildings to a maximum of two levels and discourage low quality
builds. Urban type fencing (as specified in the Fencing Act) will not be permitted. These controls will
be implemented through either a consent notice issued on the new lot titles, or a Land Covenant
pursuant to section 116(1)(a) and (b) of the Land Transfer Act 2017, or a combination of these
mechanisms. The Land Covenant will require compliance with the Mitchells Estates development
guidelines. In this way the applicant and Council retain a high degree of control over the development
activities to be undertaken on individual on sold lots.

Overall, it is considered that the proposal is consistent with the intent of the objectives and policies of
Chapter 19.
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Many of the TTPP objectives and policies are subject to submissions and therefore are at an early
stage in the plan development process and therefore limited weight can be placed on them relative to
the settled provisions in the ODP.

Part 2 — District Wide Matters- Natural Environment — Te Taiao

Objective NENV-01 recognises and protects the natural character, landscapes and features,
ecosystems and indigenous biodiversity that contribute to the West Coast's character and identity and
Poutini Ngai Tahu's cultural and spiritual values.

Objective NENV-02 seeks to ensure that the rights, interests and values of Poutini Ngai Tahu to natural
environment areas and features are protected and provided for and that the ability to exercise
kaitiakitanga and tino rangatiratanga is maintained and enhanced.

Objective NENV-03 seeks to recognise:

a. The substantial contribution to the protection of natural environment values that is made by
the existence of public conservation land in protecting significant areas, habitats and features;
The need for infrastructure to sometimes be located in significant areas; and
The need to support the ethic of stewardship and to consider the positive effects of the
conservation estate in achieving the requirements of the RMA.

Objective NENV-04 requires the identification of:

a. Unique and important natural environment areas and features on the West Coast/Te Tai o
Poutini which must be protected; and

b. Areas where subdivision, use and development to enable community economic, cultural and
social wellbeing can be sustainably managed.

Comment:

The assessment of the proposal against Chapters 4 and 5 of the ODP is considered equally relevant to
the matters noted above.

With respect to proposed Objective NENV-02 The proposed works are located on private freehold
land and will not impact on the rights, interests and values of Poutini Ngai Tahu. The pest control
measures that are proposed will enhance the protection of indigenous flora and fauna and maintains
the ability to exercise kaitiakitanga and tino rangatiratanga.

Part 2 — District Wide Matters — Poutini Ngai Tahu

Objective POU-02 requires the inclusion of Te Tai Poutini wide provisions to support Poutini Ngai Tahu
exercise of cultural rights and interests including:

a. Establishment of papakainga;
b. Access to mahinga kai and cultural materials;

c. Management of Pounamu and Aotea stone; and

Mitchells 2021 Limited August 2024
Combined Land Use and Subdivision Consent Application
Resource Consent Applications -39-


https://westcoast.isoplan.co.nz/eplan/rules/0/230/0/0/0/76
https://westcoast.isoplan.co.nz/eplan/rules/0/230/0/0/0/76
https://westcoast.isoplan.co.nz/eplan/rules/0/230/0/0/0/76
https://westcoast.isoplan.co.nz/eplan/rules/0/230/0/0/0/76
https://westcoast.isoplan.co.nz/eplan/rules/0/330/0/0/0/76
https://westcoast.isoplan.co.nz/eplan/rules/0/330/0/0/0/76

d. Management of taonga and wahi tapu.

Objective POU-03 seeks to support Poutini Ngai Tahu to identify cultural landscapes and sites and
areas of significance and provide for their management in ways that preserve the cultural
relationships Poutini Ngai Tahu have with these landscapes, sites and areas.

Objective POU-04 seeks to support Poutini Ngai Tahu in their exercise of kaitiakitanga and recognise
their special relationship with te taiao, Poutini Ngai Tahu taonga and wahi tapu through resource
management process and decisions.

The most relevant Poutini Ngai Tahu Strategic Policies include:

e POU- P1 Support the use of Joint Management Agreements and s33 Transfer of Powers for
resource management functions on Poutini Ngai Tahu Land.

e POU- P3 Support the identification of Poutini Ngai Tahu Cultural Landscapes and provide for
their protection through the use of overlays and Plan provisions.

e POU- P4 Provide for papakainga, marae and Maori cultural activities to be established
throughout the West Coast/Te Tai o Poutini settlements and on Poutini Ngai Tahu land.

e PQU- P5 Poutini Ngai Tahu should be able to freely access mahinga kai sites and cultural
materials in accordance with tikanga and to support community wellbeing.

e POU- P7 Provide for active participation by Poutini Ngai Tahu in the sustainable management
of West Coast/Te Tai o Poutini resources.

e POU- P8 Recognise the role of Poutini Ngai Tahu as kaitiaki and provide for them to exercise
kaitiakitanga through the resource management process.

e PQU- P9 Recognise Poutini Ngai Tahu as specialists in tikanga and as being best placed to
convey their relationship with their ancestral lands, water, sites, wahi tapu and other taonga.

e POU- P10 Protect Poutini Ngai Tahu taonga and cultural sites, including sites and areas of
significance to Maori identified in Schedule Three while ensuring Poutini Ngai Tahu'’s key role
in decision making around their management.

Comment:

As noted above, the proposed works are located on private freehold land and are not included in any
sites or areas of significance to Maori identified in the TTPP. The proposed subdivision will not impact
on the rights, interests and values of Poutini Ngai Tahu.

Part 2 — District Wide Matters — Urban form and development- Te ahua me te whanaketanga o te
taone

Objective UFD-01 promotes urban environments and built form on the West Coast/Te Tai o Poutini
that:

Are attractive to residents, business and visitors;

Have areas of special character and amenity value identified and their values maintained;

Support the economic viability and function of town centres;

Recognise the risk of natural hazards whereby new development is located in less hazardous

locations;

5. Promote the re-use and re-development of buildings and land, including private and public
land;

6. Support inclusivity and housing choice for the diversity within the community now and into

the future;

HwnN e
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7. Improve overall accessibility and connectivity for people, transport (including walking and
cycling) and services;

8. Promote the safe, efficient and effective provision and use of infrastructure, including the
optimisation of the use of existing infrastructure and protection of critical infrastructure;

9. Maintain the health and wellbeing of waterbodies, freshwater ecosystems and receiving
environments; and

10. Promote and enhance the distinctive character of the districts' towns and settlements.

Comment:

As noted in Section 3, built form controls will be implemented through either a consent notice issued
on the new lot titles, or a Land Covenant pursuant to section 116(1)(a) and (b) of the Land Transfer
Act 2017, or a combination of these mechanisms. The Land Covenant will require compliance with
the Mitchells Estates development guidelines, and will further require prior approval of development
plans for each lot by Mitchells 2021 Ltd. In this way Mitchells 2021 Ltd retain a high degree of control
over the development activities to be undertaken on individual on sold lots. There is the opportunity
for a representative from DOC to also be involved or a certification process with Grey District Council
in the approval of final development plans if that were considered desirable.

Part 2 — District Wide Matters — Transport- Te Tanuku

The following objectives and the associated policies TRN —P1 to TRN — P9 are all considered relevant
to the proposed development:

e TRN- O1 To recognise and provide for the critical role land transport infrastructure plays in
supporting communities including emergency services, and economic activity on the West
Coast/Te Tai o Poutini.

e TRN- 02 To manage the effects of land transport infrastructure on the character, landscape
and amenity of the towns, settlements and rural areas and minimise adverse effects on the
environment.

e TRN- 03 To enable accessibility, safety and connectivity of land transport infrastructure and
consider the amenity of all transport users, including pedestrians and cyclists.

e TRN- 04 To encourage resilience within the transport network to natural hazards and climate
change reflecting its vital role in community wellbeing and economic activity.

e TRN- O5 To ensure that the provision of safe and efficient parking, loading and access is
consistent with the character, scale and intensity of the zone, the roading hierarchy and the
activity being undertaken.

Comment:

For the reasons outlined in the Section 8 and in the Transport Assessment contained in Appendix 4,
the proposed development can be supported from a transport perspective and is considered to be
consistent with the objectives and policies in the Transport- Te Tinuku Chapter of the TTPP.

Part 2 — District Wide Matters — Natural Hazards Objectives

Objectives NH-01 to NH-06 and the associated policies note that a risk-based approach to natural
hazards has been taken in Te Tai o Poutini Plan and means that the focus of the natural hazard
provisions is in the areas where there is greatest risk. Collectively the provisions seek to reduce the
risk to life, property and the environment from natural hazards. It also seeks to restrict in areas that
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are prone to natural hazards, unless the applicant has shown adequate avoidance or mitigation of
natural hazards.

Comment:

For the reasons outlined in the assessment of the proposal against the S106 matters contained in
Section 7 above, and noting that additional geotechnical testing is required to be undertaken, the
proposed development is considered to be consistent with the objectives and policies in the Natural
Hazards Chapter of the Operative District Plan.

Part 2 — District Wide Matters- Sites and Areas of Significance to Maori- Nga Wahi Tapua ki te Maori

The following objectives and the associated policies SASM — P1 to SASM — P15 are all considered
relevant to the proposed development:

e SASM- O1 Sites and areas of significance to Poutini Ngai Tahu are recognised and identified
and Poutini Ngai Tahu are actively involved in decision making that affects their values to
provide for tino rangatiratanga and kaitiakitanga.

e SASM- 02 Poutini Ngai Tahu are able to access, maintain and use areas and resources of
cultural value within identified sites, areas and cultural landscapes.

e SASM- 03 The values of sites and areas of significance to Maori and cultural landscapes are
protected from inappropriate subdivision, use and development including inappropriate
modification, demolition or destruction.

Comment:

As noted above, the proposed works are located on private freehold land and are not identified in the
TTPP as being on a site or area of significance to Maori. The proposed subdivision will not impact on
the rights, interests and values of Poutini Ngai Tahu.

Summary:

Based on the above assessment, the proposed development is considered to be consistent with, and
therefore not contrary, to the relevant objectives and policies of the TTPP.

Part 2 — District Wide Matters- Ecosystems and Indigenous Biodiversity- Nga Plnaha Rauropi me te
Kanorau Koiora

The following objectives and the associated policies ECO — P1 to ECO P10 are all considered relevant
to the proposed development:

e ECO- 01 To identify and protect areas of significant indigenous vegetation and significant
habitats of indigenous fauna on the West Coast/Te Tai o Poutini.

e ECO- 02 To provide for appropriate subdivision, use and development within areas of
significant indigenous vegetation and significant habitats of indigenous fauna where the
values of the area can be maintained or enhanced.

Mitchells 2021 Limited August 2024
Combined Land Use and Subdivision Consent Application
Resource Consent Applications -42-



e ECO- 03 To provide for tino rangatiratanga in relation to management of areas of significant
indigenous vegetation and significant habitats of indigenous fauna where these are located on
Poutini Ngai Tahu and Te Rdnanga o Ngai Tahu land.

e ECO- 04 To maintain the range and diversity of ecosystems and indigenous species found on
the West Coast/Te Tai o Poutini.

Comment:

Policy ECO-02 is considered to be particularly relevant to the proposed development as it provides for
appropriate subdivision, use and development within areas of significant indigenous vegetation and
significant habitats of indigenous fauna where the values of the area can be maintained or enhanced.

For the reasons outlined in the assessment of the proposal against the NPS-IB in Section 7, on
balance, the proposal is considered to appropriately manage the existing areas of significant
indigenous vegetation and significant habitats of indigenous fauna. The positive benefits from the
proposed development will offset or compensate the loss of vegetation and manage this effect. The
proposal is therefore considered to be consistent with the above objectives and policies.

Part 2 — District Wide Matters — Natural Features and Landscapes Objective

Objective NFL-01 and the associated Policies NFL — P1 to NFL — P7 seek to protect the values of
outstanding natural landscape and outstanding natural features on the West Coast/Te Tai o Poutini,
while providing for subdivision, use and development where the values that make the landscape or
feature outstanding can be maintained or enhanced.

Comment:

For the reasons outlined in the Landscape and Visual Assessment contained in Appendix 9 and
summarised in Section 8, the proposal is considered to mitigate adverse effects on outstanding natural
features and landscapes.

Part 2 — District Wide Matters- Natural Character and Margins of Waterbodies- Nga Ahua me nga
Mahi ka Noho Hangai ki nga Hopua Wai

The following objectives and the associated policies NC — P1 to NC — P5 are all considered relevant to
the proposed development:

e NC- 01 To preserve the natural character of lakes, rivers and wetlands and their margins while
providing for appropriate subdivision, use and development where adverse effects can be
avoided or mitigated.

e NC- 02 To recognise and provide for the relationship of Poutini Ngai Tahu and their traditions,
values and interests associated with the natural character of lakes, rivers and wetlands and
their margins.

e NC- 03 To provide for activities which have a functional need to locate in the margins of lakes,
rivers and wetlands in such a way that the impacts on natural character are minimised.

Comment:

For the reasons outlined in the assessment of the proposal against the NPS-FM and NES-F in Section 7
the proposal is considered to be consistent with these objectives.
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Part 2 — District Wide Matters- Subdivision- Te Wawaetanga
The following objectives and the associated policies SUB — P1 to SUB — P9 are all considered relevant
to the proposed development:

e SUB- O1 Subdivision achieves patterns of land development that are compatible with the
purpose, character and qualities of each zone.
e SUB- 02 Subdivision occurs in locations and at a rate that:

a. Issupported by the capacity of existing infrastructure networks, or provides for

infrastructure facilities and networks that are sufficient to accommodate growth and

development that meets the standards required by the Council and the Plan;

Facilitates the operation of critical infrastructure;

Enables access and connectivity;

d. Provide for the health, wellbeing and safety of the West Coast/Te Tai o Poutini
community;

e. Provides for growth and expansion of West Coast/Te Tai o Poutini setttlements and
businesses; and

f.  Avoids significant natural hazards and are built to be resilient to natural hazards.

o T

e SUB- 03 Subdivision design and development protects significant coastal, natural, ecological,
historical and Poutini Ngai Tahu features and resources and responds to the physical
characteristics and constraints of the site and surrounding environment.

e SUB- 04 Subdivision within the FUZ- Future Urban Zone does not result in the fragmentation
of sites that would compromise the potential of land within the FUZ- Future Urban Zone to
accommodate integrated and serviced urban development.

e SUB- O5 Esplanade reserves and strips created through subdivision contribute to the
protection of identified significant natural heritage and Poutini Ngai Tahu values, provide
natural hazard mitigation, support good water quality and provide for public access to and
along rivers and the coastal marine area.

e SUB- 06 Where subdivision occurs, sufficient provision is made for the additional community
need for open space.

Comment:

The outcomes sought by the subdivision objectives and policies are similar to those in the Operative
District Plan. The assessment above of the proposal against the Chapter 13 Subdivision provisions of
the Operative District Plan is therefore considered applicable to the aforementioned subdivision
provisions in the Proposed Plan. In summary, the proposal is considered to be consistent with the
subdivision objective and policies.

Part 2 — District Wide Matters- Activities on the surface of water- Nga mahi ki te karewa o te wai

Objective ASW- 01 seeks to ecological, recreational, natural character, amenity and Poutini Ngai Tahu
values of the District's rivers, lakes and lagoons are protected from the adverse effects of activities and
structures on the surface of water.

The associated Policy ASW — P3 provides for commercial activities and structures on the surface of
West Coast/Te Tai o Poutini rivers, lakes and lagoons provided that the activity does not create:
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a.

Adverse effects on
i.  Significant natural heritage values including identified scheduled sites;
ii.  Cultural and spiritual values including sites and areas of significance to Maori;
iii.  Poutini Ngai Tahu values and in particular as relate to culturally significant rivers and
lakes;

b. Significant adverse effects on

i.  Amenity values;
ii. Ecological values;
iii.  Natural character;
iv.  Other recreational uses; and

c. Cumulative adverse effects with any other structures or activities on the surface of
waterbodies.
Comment:

The proposal does not involve the erection of any structures on the surface of water.

Part 2 — District Wide Matters- Earthworks- Te Huke Whenua

Objective EW — 01 and the associated Policies EW — P1 to EW — P4 provides for earthworks to facilitate
subdivision, use and development of the West Coast/Te Tai o Poutini's land resource, while ensuring
that their adverse effects on the surrounding environment are avoided or mitigated.

Comment:

A Soil Disturbance Plan will be developed by a suitably qualified and experienced engineer, which will
detail steps to be taken to;

minimise the extent of soil disturbance and earthworks

provide for progressive stockpiling of all sails, to be stored in areas which will not unnecessarily
increase the overall level of vegetation disturbance on the site, and the utilisation of those soils
for restoration and rehabilitation of the site

avoid or minimise any potential for sediment loss to waterways

ensure all machinery utilised in subdivision development, and any fill, gravel, roading metals or
similar materials is free of weed seeds or vegetation material

manage traffic, and in particular heavy traffic and earthmoving machinery, utilising the Kumara
— Mitchells Road in accordance with all requirements of the Grey District Council

identify the final offsite destination of any surplus earthworks material which is not required for
onsite fill or rehabilitation works.

The Soil Disturbance Plan, will include a specific Erosion and Sediment Control Plan, to address any
potential for erosion or sediment from onsite works during development. Overall, it is considered that
the proposed earthworks will be consistent with the intent of the objectives and policies in the
Earthworks Chapter.
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Chapter 3 Area Specific Matters — Rural Zones- Nga Whainga me nga Kaupapa Here
Comment:

Submissions on the proposed zoning of the subdivision site are currently being heard as part of the
Proposed District Plan process, and there's a submission to ensure the current density in the rural
zone is retained, therefore limited weight can be placed on the relevance of the rural zone policies.
However, in any event the rural zone policies seeks similar outcomes to the ODP rural zone provisions
and therefore the above assessment remains generally relevant. In summary, the proposal is
considered to be consistent with the rural objective and policies.

Summary:

Based on the above assessment, the proposed development is considered to be consistent with, and
therefore not contrary, to the relevant objectives and policies of the TTPP.

10. Consultation/Notification

The below table sets out the matters that are required to be considered under s95A and s95B. This
consideration, in tandem with the above assessment of effects, has found that adverse effects on
other parties are less than minor and that the application can be processed on a non-notified basis.

S95A Public Notification
Step 1: Does the application fall within the criteria for No
mandatory public notification under s95A(3)?
Step 2: Does the application fall within the criteria for precluding | No
public notification under s95A(5)?

Step 3:Does the application fall within the criteria for public No
notification under s95A(8) & s95D7?
Step 4: Are there special circumstances that would warrant No

public notification under s95A(9)?
S95B Limited Notification

Step 1: Are there certain affected groups and affected persons No
who must be notified under s95B(2)-(3)?
Step 2: Does the application fall within the criteria for precluding | No
limited notification under s95B(6)?

Step 3: Does the application fall within the criteria for other No. The adverse effects on

affected persons to be notified under s95B(7)-(8) and s95E? other parties will be less than
minor.

Are there special circumstances that would warrant limited No — The proposal achieved a

notification under s95B(10)? high degree of compliance with

the ODP subdivision and
vegetation clearance and with
rules in the TTPP that have
immediate legal effect.
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The proposal does not fall within the criteria for public notification under s.95A, or the criteria for
limited notification under S.95B. The adverse effects of the proposal are considered to be less than
minor, and no person is considered to be adversely affected.

11. Offered Conditions of Consent

The applicant welcomes the opportunity to work with the Council in the preparation of draft
conditions that could be offered as part of the application to mitigate against potential adverse
effects. The following is therefore not an exclusive list of offered conditions.

Ecological

e Prior to construction activities commencing on Lots 4-21, the Consent Holder shall submit to
the Council confirmation from the Minister of Conservation (as Covenantee) that the proposed
works on land subject to the Tasman Accord have been approved.

e Prior to construction activities commencing on Lots 3-21 the Consent Holder shall submit to
the Council a Vegetation Clearance and Restoration Plan prepared by a suitably qualified and
experienced ecologist. A bat monitoring protocol will be included in this plan and will detail
specific steps to be undertaken prior to disturbance of any trees greater that 150mm DBH.

e Works shall be undertaken in accordance with the Vegetation Clearance Plan unless agreed by
Council in writing.

e Prior to the commencement of work on the accessway that passes over the stream that dissects
Lots 15 and 18 details of the crossing design are to be submitted to Council for certification that
works are either permitted of the necessary Regional Council resource consent(s) have been
approved.

Engineering

e Prior to construction activities commencing on Lots 3-21 a Soil Disturbance Plan shall be
developed by a suitably qualified and experienced engineer and submitted to Council for
certification. The Soil Disturbance and Earthworks Plan must include details of the steps to be
taken to;

o minimise the extent of soil disturbance and earthworks.

o provide for progressive stockpiling of all soils, to be stored in areas which will not
unnecessarily increase the overall level of vegetation disturbance on the site, and the
utilisation of those soils for restoration and rehabilitation of the site.

o avoid or minimise any potential for sediment loss to waterways.

o ensure all machinery utilised in subdivision development, and any fill, gravel, roading
metals or similar materials is free of weed seeds or vegetation material.

o manage traffic, and in particular heavy traffic and earthmoving machinery, utilising the
Kumara — Mitchells Road in accordance with all requirements of the Grey District
Council.

o identify the final offsite destination of any surplus earthworks material which is not
required for onsite fill or rehabilitation works.

o erosion and sediment control measures.

o emergency response and complaints procedures are in place.
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e Prior to applying for a S223 Certificate, a Geotechnical Report shall be prepared by a suitably
gualified and experienced engineer and submitted to the Council for certification. The report
shall include, as applicable:

Details of and the results of site inspections, evaluations and field investigations.

Documentation of rock and soil types, distribution and properties.

A liquefaction and lateral spread assessment.

An assessment of rockfall, cliff collapse and landslide (mass movement) hazards,

including those resulting from seismic activity.

o An assessment of the slope stability confirming the location and appropriateness of
building sites.

o An assessment of ground bearing capacity.

o Recommendations for measures to avoid, remedy or mitigate any geotechnical
hazards on the land subject to the application. These shall be in accordance with the
provisions of Section 106 of the Resource Management Act 1991 where they are
supporting a resource consent application.

o A statement of professional opinion on the suitability of land for subdivision.

O O O O

12. Conclusion

The applicant proposes to create 20 residential bush lots ranging from net 1 to 2 hectares in size and
undertake earthworks and vegetation clearance necessary to create building platforms and accesses
to the proposed lots. Land use consent is also sought to undertake the vegetation clearance
associated with earthworks necessary to undertake additional geotechnical testing on part of the site.

The proposal also involves one additional residual title, and the amalgamation of the existing Title
containing the Lake Brunner Eco Lodge with 4,400m? of land identified as Lot 1 on the proposed
subdivision plan.

The proposal is considered to appropriately manage the existing areas of significant indigenous
vegetation and significant habitats of indigenous fauna. The positive benefits from the proposed
development will offset or compensate the loss of vegetation and manage this effect.

Subject to the conditions of consent offered above and other standard conditions of consent, it is
concluded that the activity will have less than minor adverse effects on the environment.

The proposal is considered to be consistent with the objectives and policies in both the Operative and
Proposed District Plans.

For the reasons outlined earlier in this report, it is considered that the proposal is consistent with the
requirements of Part 2 of the RMA

Mitchells 2021 Limited August 2024
Combined Land Use and Subdivision Consent Application
Resource Consent Applications -48-
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INTRODUCTION

The Lynchfamily are looking to sustainably develop an area encompaspingsix
title blocks adjacent to the Lake Brunner Eco Lodge on the Kustrarlhbonnie Road,
Mitchells, Lake BrunnerMuch of the sitas covered in regenerating indigenous forest
that has had sontestoricaldisturbanceandis subject to a covenant under section 77
of the Reserves Act 1977The proposal allows for sustainable developmeiiile
generatingunds that will be ged to protecandenhance the surrounding areas

The Lynch family are committed to sustainable development and propose the
establishment of a charitable trust that would enable private funding to help protect the
ecological values of the Mitchells area for future genenati Additional conservation

works are being considered, such as pest eradication or a potential bird sanctuary. The
Lynch family is also considering a modernised dumping/recycling system in Mitchells
and additional surveying to ascertain flora of his@rmr environmental significance

to tie into potential walking tracks.

As the project is still inthedevelopment stages, the scope and design have not yet been
finalised. Several developments arainder consideratioras part of this project,
including:
X Lakeside block developmenttfour high-spec, ondbedroom unitsn the forest
near the lake front.
x Proposed subdivision westn 30-ha 22-lot off grid, ecofriendly residential
subdivision in the forest on the hill slopes above the Kuriadhbonnie Road
X Four new cabins to increase the accommodation offatithge Lake Brunner Eco
Lodge.

This report provides digh-level review of ecological features and values thra
present at the siia the locations of these proposed developmemidthe constraints
that theseould pose on thproposedievelopment.

This assessment also provides anfiation for future project requirements. If the
project progressesbaseline monitoring of indigenous biodiversity valwedl be
necessaryand the client needs to know which valueguirebaseline monitoring, and
appropriate methods, time of year andnitoring intervalsAn application to council
for resource consent would liketgquire an Assessment of Ecological Effects (AEE)
This isa more detailed assessment of the poteeftiatis of the proposed developments
(when finalised)on ecological vales, with recommendations fomanaging ad
redudng those impactsThis constraints analysisill help guideecologically sensitive
project design before undertaking AEE.

6,7 OESCRIPTION

The sites arelocated at Mitchellsadjacent td_ake Brunneron the West Coast of the
South Island. Lake Brunnéias a 387 kfcatchment area comprising Crooked River,
Bruce Creek, Eastern Hohonu River and many much smaller tributaries. Mitchells and
the Lake Brunner Eco Lodge are a short distance frortakeshoreat Carew Bay, in

the westerrmost point of Lake Brunner, north of the btad Hohonu Peaks.

1 PTRS 2032, RS 21QQot 2 DP 3638Lot 3 6 & 9 DP 368760SEC 3738 BLK XI Hohonu SD and
54111- Lot 4 Deposited Plan 440795
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Theproposed development sites &veated aMitchells (Figure 1) The lakeside block

stretches between Kumalrechbonnie Road and the lake, and borders the Carew
Stream riparian zone. Thgroposed subdivision west covers an area of indigenous
hardwoodSRGRFDUS IRUHVW RQ QRUWKHUQ WRH VORSHV R
the Lake Brunner Eco Lodge. This forbegick is dissected by four small creeks which

all drain into Carew BayT he site of théour new cabingnot assessed located oran

open grassy area behind the current Eco lodge.
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Blockswithi4iunitsss
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Subdivisionz\West

Legend
NZ Primary Parcels
Figure 1. location of the proposed i
Mitchells development sites. Scale: 1:6,000
o e = Date: 10/05/2023
Cartographer: BL
< LakeSruner\mid:Figures aprx Format: A3R
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3.1

3.2

3.3

ECOLOGICAL CONTEXT

Ecological District

The sites of proposed development are located within the Brunner Ecological District.
The following description of the Ecological District is adapted from McEwen (1987).

The Brunner Ecological District is characterised by the stegd Palaeozoic Era

(541- PLOOLRQ \HDUV DJR JUDQLWH PRXQWDBI6QV RI W
metres above sea level), Te Kinga (1,126 metres) and Granite Hill; extensive flat to
rolling terrain formed from glacial gravels and sands lying over Tertiary Er2.@66

mya) deosits; and stream valleys with recent river gravels. Major features include Lake
Brunner, the largest lake in the ecological district.

Most of the district is lowland, and the climate is relatively mild, although winter frosts
are common. Rainfall is gerally high, ranging from 3,008,600 mm per annum. Soils

are mostly infertile and have poor drainage. They often consist of grey mineral soils
that have lost watesoluble nutrients through leaching, with a black organic layer on
top. Peaty soils can lfeund on terraces and moraines. Soils on steeper land tend to be
more infertile, while river flats have fertile alluvial soils with imperfect to poor
drainage.

This district is unusual in its almost complete absence of beeet. Unmodified
podocarphardwood or steepland hardwood forest covers mid slopes of Te Kinga and
+AKRQX PRXQWDLQV DOWLWXGLQDb@® —YRHDEiWILUWLRQ EH
cupressinum, Weinmannia racemosaW — Z K HRuiatild Bp.), and toro forest at

low altitudes withsome kahikatea swamps, rising to kdenahi forest, then kaikawaka
(Libocedrus bidwillii), pink pine Halocarpus biformiy forest, then leatherwood

(Olearia colensai scrub, and alpine vegetation.

The previously dense podocarp forests of the river gldaw country and lower hill
slopes of this district have been almost entirely cleared by logging for dairy farming,
and cattle and sheep grazing.

Threatened Environment Classification

The Threatened Environment Classification characterises land environments into six
categories taking into account the extent to which indigenous vegetation cover remains
compared to its former extent, as well as the extent of legal protection of areas of
indigenous vegetation (Cieraathl. 2015).

The sites of proposed development are located on land environments that are classified
as having > 30% indigenous cover left and >20% protected. Land environments
adjacent to the property are similarly claigsif(Figure 2).

Protected areas
The project area is partially located on a D@@partment of Conservatio@ovenant

Area and is part of a broader landscape that has a high level of protection (Figure 3).
DOC conservation areas border the site frora ttorth, east and south. DOC

2 Conservation CovenanfTasman Accord, Brunner Block
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conservation areas adjacent to the site include the Mitchells Conservation Area, the
Lake Brunner Scenic Reserve and the Hohonu Forest Conservation Area.
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Legend
3 Potential development boundaries
Threatened Environment Classification
W < 10% indigenous cover left
10-20% indigenous cover left
20-30% indigenous cover left
> 30 % left and < 10% protected
1 > 30 % left and 10-20% protected
>30 % left and > 20% protected

Data Acknowledgment
e Figure 2. Threatened Environment Classifications (TEC) of
land forms at proposed Mitchells development sites.
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4.1

4.2

METHODS

Desktop survey

A deskbp assessment was undertaken to determine ecological values within the project
footprint. This involved reviewing aerial imagery (Canterbury Maps, Google Earth) and
undertaking a literature and database search for ecological information on the wider
arealLiterature reviewed included previous Wildlands reports from the wider saca

asthe Te Kinga Ecological AssessmgiWildlands Consultants 2018, 2021he
desktop survey informed the potential vegetation and habitats at the site. This included
looking for Threatened and At Risk species recorded in the surrounding area.

Databases searches included the New Zealand Freshwater Fish D@tatdse) for
fish records in and around Lake Brunner, eBird for bird records witHiftean
kilometre radius of the sitdue to the scarcity of data in the immediate aaea the
Global Biodiversity Information Facility (GBI-for invertebrate records within a five
kilometre radius of the site. The New Zealand Plant Conservation Ne(iN@RCN)
records were searched for plant records from the alreeDOC Bioweb Herpetofauna
database w@as searched for lizard observationgccessed May 2022)within
10kilometres of thesite to identify species in the arelaturalistwas also searched
for birdrecords within 15km of the site, alighrd, invertebrate and plant records within
10 km of the sit¢accessed January 2023)

Site survey

The proposed subdivision wesind lake block sitevere surveyed for invertebrates,
lizards, fish and freshwater values on 12 Janu&@uyrveys includetiabitat assessments
andhandsearching for invertebrates and lizardsindsearching involved looking in

and under logs and rocks, aselrching the surfaces of trees, the ground, moss, dead
wood, and other objectEhese #es were visited during the afternoon and tbearched

for faunaby spotlightng between 9 and 10 prithe weather was hot and calmwith

some daytime cloud

A freshwater survey was undertaken of two creekkin the subdivision west portion

of thesite, the western most unnamed stream (formally Slip @@&&4/17.7Qand Slip

Creek, which cuts through the middle of the site. Both creeks were spotlighted for
betweern20-30 minutes, starting at the road and moving upstrddra.lakeside block

has a short section with a boundary along Carew Stream. This stream was explored
during the day and habitat and fish observations noted.

A vegetation and habitat survey was umaleen 21 and 22 of Februalyegetation and
habitat types were identified and then mapped and described following the structural
classes in Atkinson (1985). Field mapping was digitised onto aerial imagery using
ArcGis10.8.

A survey of avifauna at the site was completed on 15 Fep0#3.Ten fiveminute

bird counts were undertaken, at ten acoustic monitoring locations (see dedogg.

trees were checked for roosting birds and any incidental bird sightings were also
recorded.

Neighbouring residentfast observations were notegrithg habitat assessments.
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4.3

Acoustic monitoring

Ten AR4 1.5 (black) Automatic Bat Monitors (ABMs), manufactured by DOC running
ARM v1.4 software, were deployed to monitor for bats and kiwi on 15 February 2023.
ABMs were retrieved on 23 March 2023.

Threewere deployed in and around the lakeside block and four were deployed within
the proposed subdivision west. Three more were deployed within mature forest on the
hill slopes just outside of the proposed subdivision west (Figure 4). Many of these were
targded at natural breaks in the canopy, such as near fallen trees or near slips, which
are more likely bat habitat. The GPS locations of ABMs deployed and photographs
showing examples of ABM placement locations are presented in Appkndix

ABMs were set taecord bat signals from before sunse8(gpm) until 400am. The
analysis of the bat data was undertaken using BatSearch Version 3.11 developed by the
Department of Conservation (DOC).

ABMs were also set to monitor for great spottedikiApteryx haastji Threatened+
Nationally Vulnerable) from 0 am until sunrise (7.08m). The analysis of the kiwi
data was undertaken using Raven Lite software version 2.0.4.
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Transport Assessment — NovoGroup
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Earthworks Plan — ENGCO
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Design Guidelines
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