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1. Qualifications and Experience  

1.1 My full name is Duncan Brett Walker. 

1.2 I am a NZIPIM registered agricultural consultant with Perrin Ag Consultants. My 

qualifications are Bachelor of Applied Science in Agriculture and Agribusiness, 

Massey University. Advanced Sustainable Nutrient Management, Massey University. 

1.3 I have eight years' experience working as an agricultural consultant in the Bay of 

Plenty Region.  My predominant experience has been in the area of financial, 

environmental and technical farm management advisory to agricultural businesses, 

industry bodies and local government within the Bay of Plenty and Waikato regions. 

My experience includes farm management and business advisory, land use suitability 

studies, environmental planning and nutrient discharge modelling both for 

compliance and financial impact assessments of proposed regulation for 

government. 

1.4 Perrin Ag Consultants was engaged by Property Seven Limited to provide an 

assessment land versatility and the environmental effects of the proposed Eco-

Village development at Pukehina (Perrin Ag 2019). I was subsequently engaged to 

provide further comments on land use versatility, ecological and water quality effects 

and efficiency of maintaining the subject property in rural production activities. 

1.5 In preparing this evidence I have given consideration to the application, the Councils 

s.42A report and the Perrin Ag 2019 report. 

1.6 I confirm that I have read the Expert Witness Code of Conduct set out in the 

Environment Court's Practice Note 2014. I have complied with the Code of Conduct 

in preparing this evidence and I agree to comply with it while giving oral evidence 

before the Hearings Panel.  Except where I state that I am relying on the evidence of 

another person, this written evidence is within my area of expertise.  I have not 

omitted to consider material facts known to me that might alter or detract from the 

opinions expressed in this evidence. 

  



 

 

2. Discussion on land use versatility  

 

2.1 As noted in my underlying assessment which was prepared for the application (Perrin 

Ag (2019)), while Class 2 and 3 land is considered as versatile land by the Bay of 

Plenty Regional Council, in the case of the subject property, the classification and 

versatility of this land is dependent on anthropogenic intervention. This includes stop 

banks, canal systems pumping and drainage infrastructure to lower the natural water 

table, a position that appears to be recognised in 2.2 of the staff report. However, 

despite these measures, salt water intrusion is already occurring, which overtime will 

be a significant impediment to agricultural and horticultural use. In addition, it is my 

opinion that the likely imposition of limits on farming activities to prevent further 

decline in and ultimately improve water quality place an additional consideration on 

how the long-term use of the property is best used to maximise its value to the 

community. As a result, a seemingly binary position on “versatility” as the key 

determinant of permitted land use ignores both the wider perspective on land use 

decisions and anomalies within the existing planning framework. Several key points 

are discussed below.  

3. Permitted land use activity under the Regional and District Plans  

3.1 I recognise the importance of safeguarding our most versatile soils for ongoing 

agricultural usage. In this context, intensive agricultural or horticultural land uses are 

typically envisaged, in part due to their requirement for “good” land for economic and 

productive efficiency. However, I consider that there are no restrictions on the use of 

such lands for conversion to production forestry. Despite this being a considerable 

(although not impossible) impediment to alternative future land uses, it is less 

profitable than dairying, horticulture or vegetable production and can occur at not 

dissimilar levels of productivity on land unsuitable for dairying or horticultural use i.e. 

on non-versatile soils.  

3.2 Conservation forestry, under which a wetland could be defined, is permitted under 

the District Plan and not excluded under the Regional Plan. If the Regional Plan was 

intent on preserving versatile soils for the highest value/most productive agricultural 

and horticultural uses, having no prohibition on significant [permanent] afforestation 

seems inconsistent with this intent.  



 

 

4. Ecological & water quality effects  

4.1 The development of all agricultural land in New Zealand has been at the expense of 

the natural environment. However, the extent to which this trade-off is acceptable to 

society has changed over time. The prevailing perspective is that agricultural 

intensification has moved beyond the assimilative capacity of the receiving 

environment in most parts of New Zealand. This is reflected by the numerous plan 

changes across the country being enacted to address the decline in water quality 

(BOPRC’s PC10, WRC’s Variation 5 and PC1, ECan’s PC5, Horizon’s OnePlan,), 

expected policy changes from central government to reinforce and expand on the 

former (Freshwater NPS, Forestry NES) and soon to be expanded to consider 

lowering greenhouse gas emissions from agriculture (Zero Carbon Bill). Indeed, the 

permitted extent of discharge of water contaminants from the subject property is 

expected to be impacted by the BOPRC’s Proposed Plan Change 12.  

4.2 The creation/restoration of wetlands is a recognised mitigation to the environmental 

impact of agricultural activity on both non-versatile and versatile soils. The potential 

ecological benefits of this activity were well described in the literature review 

presented in Perrin Ag (2019). This activity typically results in the loss of versatile 

soils, typically because such land classes were commonly created by draining 

wetlands. While the scale of the proposed wetland on the subject property is atypical, 

the expected impact on water quality is significant and is likely to provide a significant 

mitigation to the impacts of continuing agricultural activity on more suitable soils 

further up the catchment (see 4.5 below). The Perrin Ag 2019 report identifies a well-

constructed wetland of the size proposed by Property Seven could result in nitrogen 

(N) removal rates of between 240 and 293kg N/day. Assuming all of the diffuse N 

losses from dairy farming activity in the surrounding catchment were captured by the 

wetland, this level of attenuation would be sufficient to address the typical losses from 

1,940ha of dairy farm land (Perrin Ag 2019). 

5. Efficiency of maintaining subject property in rural production activities  

5.1 The site is maintained in rural production solely through the use of and ongoing 

maintenance of the artificial drainage system. While the capital cost of this 

infrastructure is sunk and imputed into the capital value of the land, maintenance of 

the scheme is not cost free and with the expected increase in the ground water table 

with climate change, these costs would be expected to rise over time. As noted 



 

 

above, salt water intrusion is still occurring with the existing drainage infrastructure 

and additional measures (i.e. cost) will be required to address this moving forward to 

maintain current levels of productivity. While the current farm system has a higher 

level of N loss than any reasonable expectation of future limits would allow, a more 

typical dairy production system operated on the property would still be expected to 

have to operate at lower levels of N loss moving forward than it might currently.  

5.2 Nitrous oxide emissions from pastoral grazing systems are significantly greater on 

poorly drained soils than free draining soils due to anaerobic soil conditions promoting 

incomplete nitrification of ammonia. Thus, increasing the challenge and cost to meet 

greenhouse gas reduction targets on the subject property relative to pastoral grazing 

systems on well drained soils.  

5.3 In recent analysis on the impact of applying mitigation bundles to typical farms 

operating on gley and peat soils of the lower Kaituna-Waitahanui catchments 

(Matheson et al, 2018), a profitability decline of 24% was projected to reduce N losses 

by 54% and GHG by 23%.  

5.4 As a result, while the soils on the subject farm can currently be considered versatile, 

the efficiency of continuing to use them/maintaining their versatility into the future is 

highly questionable, given the expected increased cost of maintaining the drainage 

system, the fact that salinity is still increasing and the likelihood of reduced profitability 

from limits on intensive use. I therefore do not consider the existing land use to 

therefore be sustainable in an RMA sense.  

5.5 Given the assimilative capacity of a wetland of the proposed size on contaminant load 

from higher in the catchment and the decreasing efficiency in maintaining the subject 

property in rural production, there would seem to be significant catchment scale 

efficiency in the voluntary retirement of the majority of the subject property to [as close 

to] its original ecosystem [as is possible]. Restoration of a wetland from artificially 

versatile soils as opposed to taking more naturally versatile land out of production 

further up the catchment to address water contaminant load would seem to deliver a 

more preferable outcome to the catchment.  

 
  



 

 

6. Conclusions  

6.1 The impact of Property Sevens proposal on water quality is significant at both an 

individual farm level and catchment level. Excluding the assimilative capacity of the 

proposed wetland, there is a projected reduction of 12.5 tons of nitrogen per year 

entering the surrounding water bodies (Perrin Ag 2019). When combined with the 

potential assimilative capacity of the proposed 105.4ha wetland, the reduced N 

loading to the surrounding water bodies, could be as high as 110 tons of nitrogen per 

year. Implementation of best management farming practices alone is unlikely to meet 

future catchment level water quality targets therefore land use change is likely to be 

required. Property Sevens proposal not only provides a direct water quality benefit to 

the surrounding water bodies such as the sensitive Waihi estuary but is also a 

significant step towards meeting future catchment level water quality targets, thus 

allowing more naturally versatile land within the catchment to remain productive. 

Given the magnitude of the potential benefits to water quality, catchment level 

productivity gains with regard to meeting imminent ecological and water quality 

regulation, combined with the proposed return of the majority of the subject land to 

its natural wetland state, I am in support of the proposal.  
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