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8 September 2022      
     
South Waikato District Council  
Digitally Delivered: Julie.cathie@southwaikato.govt.nz  
 
To Whom it May Concern, 
 
Re: Tylee Property  Horahora Road  Proposed Rural Residential Subdivision 
 
The information within this letter is a brief summary of the property information, zoning and 
District Plan assessment of the property which our client intends to develop.  Please arrange 
a pre-application meeting to discuss this proposal at your convenience.   
 
Property Description 
 
The property is held in one Record of Title RT SA22C/92 of 45.6120ha and contains one parcel 
on the western side of Horahora Road.  There are no interests registered on the title. 
 

 
Figure 1: Aerial photo of the site.  
 
Site Details 
 
Contamination testing 



A Preliminary Site Investigation has been completed and the report is attached.  This confirms 
the following:- 
 

 
Figure 2: Excerpt from the HD Geo    
 
Archaeological Assessment 
 
An archaeological Investigation has also been undertaken and has determined that there is 
no archaeology within the site, despite there being two recorded archaeological sites 
(desktop only).  These have been recorded in error and reported back to Heritage NZ by 
Warren Gumbley.  This report is attached.  
 
Ecological Assessment 
 
A preliminary ecological assessment has been completed with regard to bats and also wetland 
areas.  The report has determined that there are three areas of wetland within the property, 
all of which are able to be avoided by either identifying building platforms or containing the 
areas within the reserve.  The National Policy Statement for Freshwater is able to be complied 
with.   
 
With regards to bats, generally the bat activity was recorded outside of the site.  Corridors 
have been created through the site which allow bats to pass over Horahora Road, through 
the site and into the riverside areas.  These corridors will be planted to enhance their value 
going forward.    
 
Waikato River Trails Cycleway 
 
The Waikato River Trails Cycleway runs along the Horahora Road boundary and at times 
encroaches into the property.   
 
District Plan Zoning and Utilities 
 



This property is located within the Rural Residential Zone of the SWDP.  There are no Council 
services available to the site.    
 
A copy of the Zoning Map showing the relevant Zones is shown in Figure 3A and 3B below.   
 

 
Figure 3A: SWDC Zoning Map showing Rural Residential Zoning. 
 
The Significant Natural Areas (yellow), Outstanding Landscape (green with black spots) and 
SNA buffer (red dash) are shown Figure 2B below.  
 

 
Figure 3B: SWDC Zoning Map showing SNA, Outstanding Landscape and SNA buffer.   
 
Proposal Concept 
 
The proposal is for a rural residential subdivision comprising 84 lots.  
 



A proposed subdivision concept plan is attached to this document and illustrates rural 
residential lots ranging from 3051m² to 1.29ha, with an average lot area of 5051m2 (gross).   
 
The proposed subdivision scheme plan illustrates the following features: - 
 

- Defines the top of the bank and a 25m setback; 
- A 25m setback from the operating easement; 
- A 10m road boundary setback;  
- Building platforms of 160m2; 
- Rights of way in the form of access lots will be created to provide access to the 

proposed rear lots and these meet the minimum width requirements of 4.5m for 
access to 3 to 7 sites.   

 



 
Figure 4: Concept plan for Rural Residential Zone subdivision.  
Services Comments 
 
Geotechnical  Mark T Mitchell are working on a preliminary site suitability report for the 
property, a hazard assessment, and a slope stability assessment.  This report will confirm any 
hazards which need to be mitigated within the design.  Also, it will confirm any setbacks 
required from any significant slopes.  The recommendations may result in minor changes to 
the subdivision scheme plan.   
 



Earthworks - Earthworks will be required to level building platforms and to create the roading 
network.  Rule 29.4.12 requires this to have a minimum setback of at least 10m from the 
River.  A 20m setback is also required from any wetland over 5000m2.   
 
Stormwater  All new sites will need to be self-contained in respect to stormwater disposal 
or be served by a system approved by Council (Rule 10.7.5(b)(i)). In this instance onsite 
stormwater disposal will be the preferred option and this would be a requirement of specific 
design at building consent stage.  
 
Stormwater from the rights of way will be managed to a 10-year rate within the right of way, 
with secondary overland flows to the roading network.    
 
Stormwater will be managed within the lots to a 10-year rate, with secondary flows to the 
roading network. 
 
Any stormwater from the road will be attenuated to a 10-year rate.  
 
Any stormwater from the lots, rights of way and roading network will be subject to detailed 
design and a preliminary report will be supplied with the consent application.  
 
Wastewater  All new sites will need to be self-contained in respect to effluent disposal or be 
served by a system approved by Council (Rule 10.7.5(c)(i)).  
 
All wastewater systems need to have a 30m setback to the river.  Consent notices could be 
registered on the relevant lots reminding future owners of this requirement.   
 
Water Supply  To comply with the Health Act and the Building Act, all future dwellings will 
need an adequate supply of potable water.  It has been confirmed with Council (Andrew 
Pascoe) that an alternative water supply will be appropriate, such as roof collection and 
supply, provided that there was appropriate water for firefighting also (additional tanks 
providing 45m3 of water) in addition to drinking water.  A consent notice can be registered 
confirming this requirement.  
 
Power & Telecommunications  All new sites will need underground connections to 
electricity supply which is likely available along Horahora Road or from the Tylee property 
across the road.  The most likely location for electricity is for them it to be extended up the 
proposed rights of way to service the rear lots. Confirmation of availability and capacity, as 
well as the cost of the supply will need to be confirmed with the relevant suppliers as part of 
the conditions of consent. Telecommunications will be via a wireless solution which has been 
confirmed as available.  
 



Vehicle Entrances and Rights of Way  All lots will need a formed legal access to a road, either 
directly or via a right of way.  Positions of the entrances will need to be checked to confirm 
appropriate sight distances.  The rights of way will need to have a minimum width of 4.5m 
(3.5m where not greater than 2 lots) and be sealed.  Formation of crossings and rights of way 
are required to meet the Regional Infrastructure Technical Specifications (RITS).  
 
Top of the Bank setback / Hydro Operating Easement  As per the requirements of Rule 
29.4.2, the top of the bank has been defined and shown on the scheme plan.  From this 
definition, a 25m operating easement and top of the bank setback is required and has been 
shown.   
 
Ecological  There are three areas of potential Wetland within the property which may meet 
the definition with the National Policy Statement for Freshwater .  A 20m setback (10m for 
earthworks) for buildings will apply to those wetlands.  
 
An Ecological Report has been prepared which suggests bat activity around the perimeter of 
the site and also within the gully escarpment near lots 61, 62 and 63.  It is proposed to 
recognise a bat corridor along the river frontage, avoiding light spill and buildings within close 
proximity.  Additional protection of the small gully and planting two other corridors will allow 
linkages from the River and over the road.   
 
Any areas of SNA appear to be outside of the property boundaries.  
 
Landscaping  Areas of landscaping have been shown on the plan, which are proposed to be 
protected via a consent notice registered to the relevant lots.  The landscaping has two core 
functions, which are to maintain the amenity and character of the area, as well as maintain 
and enhance the ecological areas to support bat habitat.   
 
District Plan Assessment 
 
Subdivision 
 
The subdivision will be applied for pursuant to Rule 10.7.1(d)(ii) as a Non Complying Activity.  
 
With regards to District Plan compliance, Rule 10.7.1 of the District Plan has the following 
standards for development in the Rural Residential Zone:  

10.7.1 Minimum and Average Lot Size 

a) Minimum site area prior to subdivision - 1ha 
b) Minimum lot size shall be 2500m2 net site area 
c) Average lot size  at least 5000m2 net site area 



d) For every lot created below the average lot size of 5000m2, another lot with an 
equal, or greater, area above the average lot size of 5000m2 shall be created. Except 
that if an odd number of lots is proposed, then one lot may be excluded from this rule. 
e) Rules a) to d) above do not apply to a subdivision under Rule 10.3.1a) v). 

 
The proposal is able to comply with the record of title area prior to subdivision and the 
minimum net lot area of 2500m2, however does not comply with the average net lot area 
which is calculated as 5051m² for the 84 lots.   This would require consent as a Non-Complying 
Activity under Rule 10.7.2 (b) of the District Plan.  
 
Rule 10.7.4 requires 160m2 building platforms, which will be accommodated on the scheme 
plan.  All platforms will be 0.5m above the 1% design flood level.  
 
Rule 10.10.2 and 10.10.4 regarding esplanade reserves, states that an esplanade strip could 
be required.  However, in this case there is a significant bank along much of this property.  
There is also a cycleway which is established along the road.  The applicants propose to allow 
access to the River via the main vested road and via a reserve.  An esplanade strip of 10m 
along the length of the property is therefore not proposed.   
 
Land use consent 
 
Pursuant to Rule 29.3.2, all future dwellings will require a land use consent as a Controlled 
Activity.  A Landscape and Visual Assessment is proposed to be submitted with the application 
which will address the matters within the performance standards in Rule 29.4.  This includes 
a maximum height of 8m and maximum site coverage of 10%. Rule 29.4.5 controls the colours 
for the future development also.  
 
Consultation 
 
Early consultation has already taken place with Mercury.  The SWDP requires a 25m setback 
from the top of the bank for the operating easement.  This has been shown on the scheme 
plan for subdivision.   
 
Consultation with Waikato River Trails has commenced, and agreement has been reached 
that the cycleway would stay in its current location, with some area of the cycleway which 
encroaches into the property being vested to Council as road reserve.  These areas are shown 
on the scheme plan for the subdivision.  
 
Consultation with Ngati Haua, Ngati Koroki Kahukura and Raukawa has not commenced.  The 
intention is to commence upon completion of the pre-application meeting.  
 



We understand that written approval will be required from Raukawa Charitable Trust, 
Waikato River Trails Trust and Mighty River Power as per Rule 10.3.1(a) of the SWDP.  
 
Pre-application meeting discussion 
 
Council feedback is requested on the general layout of the proposed subdivision, as well as 
the following matters: - 
 

- Overall feedback on the layout/design of the subdivision; 
- Proposed average lot areas and non-compliance with Rule 10.7.2 (b); 
- Any feedback on the proposed vehicle entrance locations; 
- Any specific stormwater disposal requirements; 
- If Council agrees that an esplanade strip is not required in this instance;  
- Whether the Development Plan is required or the subdivision plan, landscaping plans 

would suffice;  
- Any feedback on the proposed reserve area being Lot 40 (vested); 
- Any comments on the planted areas/bat corridors; and   
- If Council expects any correspondence with NZTA. 

 
Yours faithfully, 
  
Rebecca Steenstra 
Planning Manager 
rebecca@cogswell.co.nz  
0223692905 
 
Incl.   
 PSI HDGeo 
 Archaeological Investigation  
 Ecological Report 
  


