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6 PUBLIC EXCLUDED BUSINESS 

6.1 MARTINBOROUGH WASTEWATER DISPOSAL TO LAND 

Author:  

Authoriser: Stefan Corbett, Group Manager, Infrastructure and Community Operations 

File Number:   

 

The Council is satisfied that, pursuant to s48(1)(a)(i) of the Local Government Official Information 
and Meetings Act 1987, the information to be received, discussed or considered in relation to this 
agenda item is: 

s7(2)(b)(ii) the withholding of the information is necessary to protect information where 
the making available of the information would be likely unreasonably to 
prejudice the commercial position of the person who supplied or who is the 
subject of the information 

s7(2)(i) the withholding of the information is necessary to enable Council to carry on, 
without prejudice or disadvantage, negotiations (including commercial and 
industrial negotiations). 

  

PURPOSE 

To request that Councillors approve the purchase of 73.88 ha of Mahaki Farm and seek to vary the 
resource consent arrangements to allow wastewater from Martinborough WWTP to be disposed to 
this purchased land instead of Pain Farm. 

EXECUTIVE SUMMARY 

A paper on Pain Farm History, Legality and Consultation for Treated Effluent Disposal was presented 
as agenda item E1 to Council on 27th March 2024. Council resolved to continue to seek legal advice 
on the nature of the Trust and Council’s role as Trustees of the land at Pain Farm. 

Council Officers report back that: 

•  has advised that the Council may face legal difficulty if it continues with the 
plan to irrigate wastewater to Pain Farm, for which Council is both a Trustee and a lessee. 

• Russell Hooper Consulting, a land development and consenting specialist, expects that the 
current resource consents for the Martinborough WWTP could be varied, or failing this that a 
resource consent for odour and wastewater discharge only could be obtained for a new land 
site, without jeopardising the existing consent. This reduces the risk of more stringent 
resource consent conditions being imposed. 

• BakerAg, a property valuer, values an area proposed for sale by  Herrick, a local farmer, of 
73.88 ha @ at 38,711 per ha + GST, or $2.86M. The owners’ agents, Wairarapa Property 
Consulting, have separately requested $45,000 per ha + GST for 76 ha, or $3.42M. 

• Lowe Environmental Impact, a wastewater land disposal specialist, found the property being 
considered is as-good-as and likely better than Pain Farm for the long-term, sustainable 
application of treated wastewater. 
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RECOMMENDATIONS 

That the Strategy Working Committee  

1. Receive this report and attached property valuation report from BakerAg and attached land 
assessment report for wastewater discharge from Lowe Environmental Impact.  

2. Approve bringing forward CAPEX funding of up to $3.42M from FY27 to FY25 to negotiate 
terms of purchase of 73.88ha of Mahaki Farm from the current owners. 

3. Approve bringing forward further CAPEX funding of up to $0.32M from FY27 to FY26 to 
obtain new or updated resource conditions to allow discharge of wastewater to land on the 
newly purchased Mahaki land block. 

4. Note that bringing forward $3.74M of capital spend will have impacts on the timing of 
borrowing, and related interest payments, but does not increase the overall project budget. 

 

 

BACKGROUND 

South Wairarapa District Council have a wastewater discharge consent that permits the operation 
of Martinborough WWTP to 2051. Within this consented timeframe, the consent sets out 
progressive changes to the wastewater discharge to Ruamahanga River and discharge to land to 
increase the proportion of effluent that is disposed to land. The next step to upgrade to is proposed 
to be to discharge to Pain Farm. 

South Wairarapa District Council holds Pain Farm in trust after it was bequeathed to the 
Martinborough District Council in 1932. There is a Court approved “Scheme” that directs as follows:  

“That the income from the Trust Lands should be used, in maintaining and improving the borough’s 
parks, sports grounds, camping ground, swimming baths, providing equipping and maintaining 
sports facilities and a children’s playground in such manner and in such proportion as the Council 
may from time to time decide.’’ 

Neighbours of Pain Farm have raised a potential legal challenge to the use of Pain Farm for 
wastewater disposal. This challenge will absorb time and funds to contest and meanwhile the 
wastewater discharge will not begin, leaving South Wairarapa District Council unable to deliver the 
conditions of resource consent. 

South Wairarapa District Council was approached by the agent acting on behalf of  Herrick 
regarding the sale of part of the adjoining Mahaki Farm, which is closer to the Martinborough WWTP 
than Pain Farm. A discussion was held between the owner and officers, including a visit to the land 
with one of the owners and their land agent. The land looked suitable, and a resource consent 
specialist, a property valuer and a wastewater land treatment specialist were all engaged to provide 
advice. 

 

The vendors have offered an initial position, based on their measurement of 76 hectares @ $45,000 
per hectare + GST (if any), with the following terms. These form our budget ceiling, with negotiation 
to follow approval of this paper to target a price more in line with our valuation: 

 

Vendor Initial Position SWDC Initial Position 
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Estimate 76Ha more or less and subject to final 
survey. 

Estimate 73.88 ha based on valuer’s report, but 
also subject to final survey.  

Value to be based on $45,000 per titled Ha or 
the registered valuation plus a 10% 
neighbouring premium – whichever is greater.  

Value of 38,711 per ha + GST based on BakerAg 
valuation, which considers location and a range 
of similar recent sales. 

Neighbouring premium doesn’t apply as Pain 
Farm is not a Council-owned property 

Settlement date to be 31 May 2025 – or earlier 
by mutual agreement. 

Settlement date to be prior to 30 June 2025, 
depending on subdivision survey and 
establishment of title 

Deposit of 10% to be paid on contract becoming 
unconditional 

Deposit of 5% to be paid on contract becoming 
unconditional 

Herricks to retain possession of the property for 
2 years from settlement date under a free lease 
arrangement with no fertiliser requirements 
(given it will eventually be used for sewerage 
disposal). Note: the 2 years is based on an 
estimate that it would be this long for the SWDC 
to require the property for its intended 
purpose. You could have access for all 
investigations etc. If you think you will be faster 
or slower then we can adjust. 

Herricks to become a commercial lessee after 
settlement date for 2 years including fertiliser 
requirements in case it needs to be resold as a 
farm. Wastewater irrigation comes with 
nitrogen limits, but the soil needs to remain 
healthy, not depleted by lessee activity. 

Access for investigations by normal 
arrangements. 

1st right of refusal on the lease (at market rate) 
beyond the initial lease term – if SWDC wish to 
continue leasing. 

No objection 

1st right of refusal to purchase the property if 
SWDC ever wants to sell 

No objection 

Terms to be added to latest version of ADLS 
contract 

No objection 

Value $45,000 per hectare x 76 hectares = 
$3.42M 

Value $38,711 per hectare x 73.88 hectares = 
$2.86M 
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DISCUSSION 

Officers were asked to in February 2024 to identify any possible alternative land that offers a way 
to avoid the legal risk of irrigating to Pain Farm. Officers have considered the land available for sale 
and note that the wastewater irrigation needs can be met with either Pain Farm or Mahaki Farm, 
and the below map of the relative locations shows how they compare. 
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OPTIONS 

Option 1 

Continue with the planned project to irrigate wastewater to land at Pain Farm as per the existing 
resource consent. This incurs an annual lease cost to the Pain Farm Trust, as well as the CAPEX 
funding to construct the pipeline from the wastewater treatment plant. 

A legal challenge is anticipated to cost $0.50M to $0.75M to defend, with early advice from  
 indicating that a defence is not straightforward. The time delay to reach a decision, 

currently thought to be 12 to 18 months, may impact the 2030 timeframe required by the existing 
resource consent to begin irrigating wastewater to land. 

Option 2 

Purchase 73.88ha of Mahaki Farm for up to $3.42M, located adjacent to Pain Farm but closer to the 
wastewater treatment plant, and spend the planned CAPEX budget to irrigate there. Annual lease 
payment not required, and interest on debt will be approximately $155,000 per year. 

A resource consent variation, or a separate resource consent to discharge to land, will be required 
and is expected to cost up to $0.32M and take 1 year. Based on specialist advice this is expected to 
be straightforward and allow irrigation to be ready by 2030 to comply with the resource consent. 

The Herrick land offers Council a site which is just as capable of treating the wastewater required in 
Stages 2A and 2B of WRC resource consent WAR120258. 
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Specific site characteristics such as the tile drains can be addressed at the time of detailed design. 

Changing the area of disposal will require additional consenting with WRC, likely to be a variation of 
WAR120258.  

The consenting environment has changed since the resource consent was approved in 2016. 
However, discharge to land is promoted and provided that the environmental outcomes in the 
existing resource consent area achieved altering the area of disposal should not be problematic. 

If a decision is made to purchase the land a relatively straightforward subdivision is required to 
separate the land from Mr Herrick’s farm.  An outline plan of activity is below: 

Scope Start Finish Budget 

Detailed land disposal evaluation including odour 
impact 

May-25 May-25 $35,000 

Stage 2A irrigation design of pump station, 
pipework and irrigators 

May-25 Aug-25 $50,000 

Stage 2A design of drainage, wetland/pond May-25 Jul-25 $25,000 

Assessment of Environmental Effects (AEE) May-25 Aug-25 $55,000 

Section 127 application to vary land discharge 
consent, or odour and discharge to land resource 
consent application (if required) 

Jul-25 Nov-25 $95,000 

Public incl. iwi consultation Aug-25 Oct-25 $15,000 

Subdivision (consent, surveying, property legal 
conveyancing to get title) 

May-25 Oct-25 $40,000 

Land use consent, visual, noise Feb-26 Mar-26 $5,000 

Land purchase (amount not to exceed) May-25 Jun-25 $3,420,000 

TOTAL   $3,740,000.00 

 

CONSIDERATIONS 

Financial 

The budget for this purchase will fall within the current LTP project budget for Martinborough 
WWTP Compliance Upgrades Stage 2a Land Irrigation. The current uninflated project budget for this 
is $27.40m, including $1.00m in this financial year.  

Project timing is currently as per draft LTP. This would be adjusted following approval of this paper. 

This land purchase and associated resource consents represents bringing up to $3.67m forward 
from the current phasing but will not increase the project budget overall 

 Yes/No/NA Commentary 

Inclusion in the 
AP/LTP? (if no – 
provide commentary) 

No CAPEX funding exists in the LTP for the irrigation 
equipment upgrade. 
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Confirmed budget 
source 

No Earlier debt profile will be reflected in final LTP for 
2025/34. 

OPEX or CAPEX CAPEX CAPEX for both land and consent conditions. 

Rating impact None Debt-funded and incurring interest of $155,000 per 
year. Interest may be off-set by possibly leasing out 
land until it is developed for wastewater irrigation. 

Procurement process Yes Direct negotiation with landowner and owner’s land 
agent based on valuation received, including 
settlement date and lease-back. 

 

Climate Change 

This project reduces greenhouse gas emissions. 

The alternative land parcel at Mahaki Farm is closer to the Martinborough WWTP, and so pumping 
energy will be less. 

There is also more area to build storage for greater storm-sewage flows that will be expected due 
to climate change. 

However, the land has a minor risk of flooding, which may increase under the effects of climate 
change. 

CONCLUSION 

The Pain Farm location for wastewater disposal for Martinborough WWTP uses land that Council 
has questionable legal right to use, which has a high amount of risk if it is depended on to fulfil the 
conditions of consent for disposal of wastewater to land. 

The Mahaki Farm alternative location for wastewater disposal for Martinborough WWTP offers a 
legally assured, easily consentable, better disposal alternative to Pain Farm. However, it requires up 
to $3.74M of capital expenditure, which is available from the project budget if the majority of it is 
brought forward by 2 years from FY27 to FY25. This still leaves a draft LTP budget of $23.67M that 
would begin in FY28. 

COMPLIANCE SCHEDULE 

Full consideration has been given to the provisions of the Local Government Act 2002 S77 in relation 
to decision making, in particular: 

1. A Local authority must, in the course of the decision-making process, 

a) Seek to identify all reasonably practicable options for the achievement of the objective of a 
decision; and 

b) Assess the options in terms of their advantages and disadvantages; and 

c) If any of the options identified under paragraph (a) involves a significant decision in relation 
to land or a body of water, take into account the relationship of Māori and their culture and 
traditions with their ancestral land, water sites, waahi tapu, valued flora and fauna and other 
taonga. 

2. This section is subject to Section 79 - Compliance with procedures in relation to decisions. 

Compliance requirement Staff assessment 
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State the level of significance (high or low) 
of the issue or proposal as determined by 
the Council’s Significance and 
Engagement Policy 

This is a matter of medium significance and as it provides a 
more suitable solution for the community, which is a logical 
next step from a prior decision and will align with the 
community view to move away from disposal to Pain Estate,  
consultation is not required. 

State the relevant Council policies 
(external or internal), legislation, and/or 
community outcomes (as stated in the 
Long Term Plan) that relate to this 
decision. 

This report complies with Wastewater Strategy (2011). 
 

State the possible implications for Māori 
and how Māori have been provided with 
an opportunity to contribute to decision 
making if this decision is significant and 
relates to land and/or any body of water. 

There are no implications for Māori that differ from the 
existing consent application for Pain Farm. There are no 
registered archaeological matters 
 

Chief Financial Officer review The Chief Financial Officer has reviewed this report. 
Capital spend is debt funded, with approximately $155,000 
annual interest related to the land and consent items in this 
paper.  
Legal costs for property subdivision, land use consenting, and 
title transfer are expected to be $35,000 to $40,000. 
As with other wastewater assets, this land would be included 
in assets transferred to any asset-owning CCO under Local 
Water Done Well transition, along with the associated debt. 

State the possible implications for health 
and safety 

There are no health and safety considerations 

 

APPENDICES 

Appendix 1 Lowe Environmental Land Suitabiulity Report April,2025   

Appendix 2 BakerAg Valuation Mahaki Farm, 11th March 2025   

Appendix 3 Russell Cooper Planning & Consenting Assessment   
  

https://swdc.govt.nz/wp-content/uploads/A800-Significance-and-Engagement-Policy-June-2021-final.pdf
https://swdc.govt.nz/wp-content/uploads/A800-Significance-and-Engagement-Policy-June-2021-final.pdf
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