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of the water cannot be channeled uphill to the swale. (It was underground piped to be channelled 
into a roadside drain on the boundary of Bradleys Road where Lot 1 meets the  property but 
this drain no longer exists in a functional manner. New piping would be necessary and some drain 
modifications would also be needed). 

The swale was moving water that was appearing from various points of underground water springs. 
It had little effect on surface water from rainfall. In the process of creating the swale the digging 
unearthed various spring points coming through the surface. Further “burst”points have since been 
discovered in later years when the water table has been high and these have had to be manually 
rerouted by hand digging flow channels to the swale to try move water away from the tree roots. 
This is an ongoing issue and addresses only one drainage issue – that of natural springs. 

Low lying land here means that rainfall drainage is also a problem. 
There is an obvious impact to this if land adjoining this property is developed on both boundaries 
(as proposed by Carters) . By filling and building up the proposed adjoining land it will then have a 
dam effect on my property as natural water has no place to go ! I see no allowances on our 
boundaries for draining any runoff created from their increasing the height of adjoining land. 

This property operates mainly as an olive grove. Olives do not like their roots to be sitting in water 
and rot easily if this happens. Until the swale was created on Lot 2 we lost quite a few trees to root 
rot when the water table created flooding. Various factors have been employed to counter this: 
 

• Drain holes filled with stones (surface water) 

• Swale and directing water flow to pond (for spring and underground seam water)  

• Raising most rows of trees up by adding stones into the row channels to help drain water 
away from tree roots. 

This has improved tree survival rate and the grove is now getting closer to full producing capacity. 

 As part of our business this is most important as it ultimately needs to be a self- supporting 
financial model within our organisation . So far costs in addressing water issues and remediation 
have hampered this goal. There is still work to be done on Lot 1 to solve water issues. 

For each tree we lose to flooding and have to replace we lose around 5 production years. 

For each area of flooding we experience in the picking season when we cannot get equipment in to 
pick we lose another year . 

We need to note the following: 

1. The springs seem to have minds of their own. Various photos/videos show they pop up in 
different places depending on the underground water levels at the time. 

2. The environmental effects now being experienced in harsher weather events have increased both 
the underground and overground water issues Since our ownership in 2004 we have experienced 
more water issues in the last 10 years than ever before . This is despite our efforts to mitigate these . 
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against the natural flow to this new draining system and the end result means that the water will 
pool back into our property.  
 
I think there is a major underestimation about how much water can flow through our swale at 
various times. Please look at the photos below and videos I have attached to this email showing the 
water issues and giving an example of the flow of the water from my property onto the proposed 
development site.It also illustrates spring activities. 
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These links are to video’s showing the spring openings and typical flow onto the proposed development 
site from my property. Please watch them. 
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You might also like to note the following maps from Appendix 22 Flood Effects. The figure14 map 
shows ground levels after development.  You can see that the level on the boundary of my Lot 1 
will be higher than my land level this bunding any flooding . A stormwater channel needs to be 
provided running along this boundary to mitigate the risk of this .  The figure 21 map shows my 
land as low risk.  It is quite the opposite .  This has disregarded the fact that Lot 1 is currently under 
water from rainfall and ground water and there has not been a 1:50 , 1:100 or 1:200 event that can 
be blamed . Lot 2 on my property has been saved by my swale system which is indicated by a 
medium risk partial line.  Please check out the bigger versions in Appendix 22-Flood Effects. 

 

 

 

 

3. Rural Character & Amenity, Reverse Sensitivity 

Another issue with intensive housing on my two boundaries means there maybe neighbour 
objections  and subsequent restrictions imposed on the usual operations we have to carry out , 
things like: 

• copper spraying,  

• fertiliser and weed  spraying 

• heavy pruning and tree trimming  

• burning of pruning’s 

• machinery operations 
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These activities are all necessary for the running of this operation and can create noise and smell 
issues.  

On the back areas of Lot 1 and Lot 2 cultivation issues like ploughing, seeding, cutting and baling 
are carried out and cause noise and dust pollution at various times. These make up a part of the 
running and financial contribution of the property. I also note houses on the current boundary 
(running parallel to Mill Road) do not give us any allowance for trimming of tree boundary shelter. 
There needs to be some access way there to allow shelterbelt to be trimmed. These are on our 
property according to Elliott Sinclair Survey Documents held from our time of purchase although it 
should be noted that Cater claim they are on their boundary and will be removed .  

History tells me that some people buy properties in areas like this, even if a caveat is present when 
they buy, then constantly lodge complaints about these sort of operations until it is not possible for 
these operations to continue. This has been shown to happen in other subdivisions in the district. 

4. Infrastructure 

 

The area of this subdivision is also already plagued with traffic issues that will be massively 
compounded by adding a large number of homes, commercial areas and a proposed Rest Home and 
polo grounds. The main access road to the motorway (Tram Road ) already suffers gridlock in 
mornings and after 3pm as everybody goes into and out of town. I am painfully aware of this as a 
resident in Tram Road who now has to wait some time to access the road from my driveway, should 
I be stupid enough to try and leave before 8.30 am or after 3.30 pm! No amount of speed controls, 
roundabouts or road widenings reduce the amount of private cars, stock trucks, tractors, horse 
floats, milk tankers, school buses and the like already using this road. As most of the traffic is 
travelling in one direction ( into the city ) in the mornings then in  afternoons (out of the city) there 
would be no opportunity for roundabouts to have any more effect than the current stop signs. 
Roundabouts require traffic entering from all 4 points , not a constant stream of traffic in one 
direction. If this proposal details 850+ houses then it would be fair to assume that would be a 
minimum 800 car movements . plus Rest Home ++ , plus commercial ++ so it would be very easy 
to guess that they would be adding again to the  Tram Road train of traffic.  Already there is 
inadequate access onto the overbridge that takes you onto the motorway ramp and often in the 
morning traffic  is banked up back to South Eyre Road . Public transport ( bus) was tried a few 
years ago running from Oxford to the city but many people did not use it because they were not 
actually working in the city but in the outer areas like Hornby , Woolston , Wigram , Yaldhurst etc ,  
so it ran at a loss . Suggestions by the developer to run a free shuttle to Park and Ride in Kaiapoi are 
not any solution when many people do not work in the city centre.  

Tram Road was not designed to cope with existing traffic let alone even more .  Regular potholes , 
surface degradation , edge breakdown all are subject to temporary repairs which last only a few 
months due to heavy traffic loading and heavy vehicles ,  not to mention frosted areas in winter 
which cause traffic “slide off “ incidents .  

Another point to note is infrastructure requires the support of emergency services like Police 
Ambulance , Fire and Medical – all of which are already stretched covering other growth in the 
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more urban areas of  Rangiora , Kaiapoi. Silverstream  and Ravenswood.  These areas can offer 
better services in all the  things that will not be available in the Ohoka development . 

 

 

5. Possible Restrictions as a result of development 

I can only speak to my individual experience here .  I note with horror that the bulk of my property 
suddenly appears to have a buffer zone appearing to cover most of my land .  (see attachment ). I am told 
this is a requirement  to protect drinking water from various new bores being proposed .  It then makes  it 
subject to ECan and Canterbury Regional Council requirements .  These restrict certain activities on my 
land. 

While it is hard to find out the exact nature of these activities it seems clear from information on the  ECan 
website that this can include chemical use.  Any restriction has the possibility to cause major damage to our 
olive grove and also our ability to fertilise our feed paddocks .  Olives are prone in different climatic 
conditions to Peacock Spot and so it my be necessary to spray with copper at some stage if this gets out of 
control . They also need fertilisation with particular chemicals yearly .  If these are restricted or not allowed 
then the possibility of destroying the grove is very real .    I am surprised to see proposed bore 05 in this 
position close to our boundary when it could be moved closer to Whites Road.   It is also important to note 
we already have a HAIL note against our property from ECan.  A copy attached here   .  ( Please note Lot 3 
does not belong to us – this is also covered by the HAIL ). ( I  have a bore on my land that provides water – 
but the water is not fit as drinking and would have to be treated .  Therefore I would expect the same in 
some areas of the proposed development since they were all originally part of the same property.)  

I have to wonder how  a property that has already been active as an olive grove for many years can 
suddenly be turned upside down by a developers plan that not only does not improve our area but also 
penalises those within it !  The only beneficiaries here seem to be the developer.  

 

If continued weather patterns develop as predicted by weather experts  then we may start to experience  
more very wet winters and particularly hot and dry summers . If this is the case then I will have to , 
ironically , have to start irrigating to save my trees in summer and trying to control flooding in winter .  Any 
limitations to irrigation restrictions at that time by any development restrictions would likely ruin a seasons 
crop at best and at worst cause die off of trees.  

 

Following is the ECan map and file showing the HAIL information. (pages 11 and 12 ) 

 

Page 12 also shows the Carters Buffer Zone map which has the ability to stop normal horticulture practises 
in an already established business. Note the buffer zone covers half of my Lot 1 olives PLUS my well  and 
hay paddocks . As discussed elsewhere movement of Bore # 5 is necessary to solve this issue . 
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6. Comments on the token ecological drawing  within the application.  

 

I note with some amusement that there seems to be some lizard habitat(s) proposed within the proposed 
plan.  Presumably these lizards are introductions to man-made areas within the property. I do wonder if 
these have been put there to appease general objections to the reduction of wildlife that will happen due 
to extensive “colonisation” of the area.  While it would seem that these lizards will be protected by a low 
fence they have some natural predators, cats being #1 .  I think with 800 or so houses it would be fair to 
assume that this could equal 400+ cats and dogs being kept in the area .  Lizard survival rate then becomes 
very short.  In  the meantime other natural inhabitants like the ducks, geese and native birds have also 
disappeared due to the high density development ! A very bleak prospect for a rural pocket currently 
having some lovely wildlife.  While we can admire the pretty pictures in the plan they are not compatible 
with the reality of the proposed area .  

 

7. Anything Else 

I don’t think there is a need in this area for commercial enterprises and the like and any subdivision 
should compliment not degrade the area it is in. If this application was being made for rural blocks,  
of ,for example, 4 hectares, I would be more likely to support it as this would compliment the 
surrounding area without impacting too much on already existing property owners or local 
infrastructure .   Polo grounds,   Rest Homes and commercial premises are already available within   
the area and in an entirely acceptable distance from Ohoka .  There are also allocated areas for 
development on the Regional Plan that are better suited for intensive development  . People move to 
a rural area because it offers something that a city does not and usually are happy to put up with fact 
that the commercial areas of Rangiora , Kaiapoi , Ravenswood, Silverstream and Mandeville are a 
short drive away . Some are actually closer than you would find in the city if you lived in the city 
but within a better environment.  With the expansion of housing going on in other areas of the 
district and on land with far more suitability for development ,then I see no reason to ruin a small 
self-sufficient rural community and its residents .  I think it is  a bit sad that Fast Track Applications 
are being used for applications that  have already been turned down by multiple parties . It shows 
that  developers are prepared  to override anybody to get their project approved.  Fast Track has 
applications in infrastructure projects like roading, flood mitigation, natural disaster repairs etc ,  
that require quick solutions that benefit the general  communities but this proposal is not one of 
those.   

I have also noted that some of the Appendix notes provided contain a lot of projections, modelling 
and assumptions. Even incorrect information seems to have been obtained and used in some cases. 
Also a lot of the figures quoted seem to rely on being tested after the project has started when these 
theoretical outcomes will be  tested .  It is too late then !  As a resident of 40 plus years with a house 
only 2-3 kms from this proposed subdivision and also a property / business on the 2 borders  of the 
proposed subdivision I think I have enough insight to comment about the  nature of the area and its 
changing conditions and to say this development is not needed and not right for this area .  

 

Thank you for the opportunity to comment.  
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How to Submit This Form 

Your comments must be received by the Fast-track Team by 12 October 2026. Email is the preferred 
method — you can attach this completed form as a PDF or Word document. 

Email (preferred): substantive@fasttrack.govt.nz — put “Ōhoka Residential Subdivision” in the subject line. 

Post: Ōhoka Residential Subdivision Fast-track Application, Environmental Protection Authority, Private Bag 
63002, Wellington 6140. 

In person: Stewart Dawson's Corner, 366 Lambton Quay, Wellington 6011. 





