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Project: 597 Horahora Road Subdivision Memo: 1/R1 Page: 1 of 6 

Topic: Technical Review – Landscape 

Content: Request for Further Information 

Date: 22 April 2025 

Attention: Eloise Lonnberg-Shaw (Consultant Planner) 

From: Dave Mansergh (Landscape Architect) 

INTRODUCTION 

K. & L. Tylee have applied to the South Waikato District Council for resource consent for an 80 Lot Subdivision at 
597 Horahora Road. The application is supported by a Landscape and Visual Assessment (LVA) prepared by Boffa 
Miskell Ltd. 

PURPOSE AND APPROACH 

This document has been prepared as part of the review process to assess the content and adequacy of 
information of the LVA. 
 
The purpose of this request for further information is to ensure that decision-making is based on a 
comprehensive understanding of the landscape and visual effects of the proposed subdivision. This involves 
seeking clarification, additional analysis, or further information to address any gaps and/or uncertainties in the 
assessment.  

DOCUMENTS REVIEWED 
The following documents have been reviewed: 

a. Appendix H: 597 Horahora Road - Subdivision Landscape and Visual Assessment.  17/12/2024. Revision 1. 
Boffa Miskell Ltd.  

b. Horahora Road Subdivision Graphic Supplement. November 2024. Boffa Miskell Ltd. 
 
Other documents read to provide background information and context: 

a. Appendix B: Scheme Plans. 23/8/2024. Rev B.  Cogswell Surveying Engineering Planning. 
b. Appendix C: South Waikato District Plan Rule Assessment.   
c. Appendix G: Archaeological assessment of effects: Lot 1 DPS 21946, Horahora Road, Arapuni. July 2021.  

W. Gumbley Ltd. 
d. Appendix J: Ecological Assessment of Potential Bay Habitat at 597 Horahora Road. 4/8/2024. Final 3.  

Bluewattle Ecology Ltd.  

REQUEST FOR ADDITIONAL INFORMATION / CLARIFICATION 

Tension within the planning provisions, between what is enabled by the Rural Lifestyle zone provisions and the 
requirement to protect the ONL means that effects on the ONL require careful consideration.  
 
A preliminary review of the LVA has identified the following issues require additional information and/or 
clarification, so that the potential effects of the proposed development on the landscape can be better 
understood.  The following further information/clarification is requested: 
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Item 1: Page 13 of the LVA identifies that both the riverbank along the western site boundary, and the site, 
display a Moderate-Low level of actual or perceived naturalness. The LVA reaches the following 
conclusions about the effects of the proposal on natural character but does not specifically indicate 
what factors have been taken into consideration in determining the rating, what effects the proposal 
will have on the riverbank along the western site boundary, the river terraces of the gully landforms 
within the site.   

 
Page 23 of the LVA identifies the following policy as relevant to natural character assessment. 
However, the density, scale and intensity of the proposed subdivision in relation to the natural 
character of the Waikato River and its margins does not appear to have been assessed. How the 
proposed planting potentially addresses restoration potential and ecological linkages has also not 
been identified:  

 
NATC-P3 
Subdivision use and development should be of a density, scale, intensity and in a 
location that preserves the natural character of wetlands, lakes and rivers and their 
margins, in the district. In particular, consideration should be given to existing 
indigenous vegetation and habitat values, the restoration potential of an area, the 
ecological linkages with other significant natural areas and their potential for 
enhancement. 

 
Request: Please provide further analysis identifying how existing natural character will be affected by 
the density, scale and intensity of the proposal on the adjacent Waikato River and its margins and the 
gully and river terraces within the site. Please identify how the proposal is broadly in keeping with 
the receiving environment. Please provide further detail around how the natural character ratings 
were reached and whether these ratings are inclusive of the proposed mitigation measures.  Please 
identify if/how the proposed restoration and mitigation planting addresses natural character affects. 

 
This information is requested to understand how the proposed development will affect the natural 
character values associated with the Waikato River and its margins. 

 
Item 2: Further to Item 1 above, it is unclear to what extent the existing vegetation inside and surrounding 

the application site is to be relied upon for landscape, natural character and visual mitigation 
purposes.   

 
Request: Please provide a plan that clearly identifies the existing vegetation, inside the site, along the 
riverbank and within the road reserve that has been relied upon in the LVA to mitigate natural 
character and landscape character effects and screen the site from view.  

 
Item 3: The LVA identifies that effects on landscape character at the broader scale will be moderate (page 

30). However, on page 31, the LVA identifies that effects across the wider area would be moderate-
low. The effects at the site scale have been rated High (page 30) and Moderate High (page 31). The 
LVA does not identify whether these ratings are inclusive of the proposed restoration and mitigation 
planting and building mitigation measures. 

 
Request: Please provide further information about how the landscape will be affected at the site 
level, including the identification of any component of the proposed subdivision that elevates the 
effect levels within the site.   Please confirm if the ratings are inclusive or exclusive of the proposed 
mitigation measures.  If exclusive, please identify the magnitude of the effects if fully mitigated and 
the how long it will take for the mitigation to become effective. 
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This information is requested to understand how the proposal affects the ONL and how long it will 
take before the mitigation becomes effective. 

 
Item 4: The LVA identifies that the landscape concept masterplan (LCM) has been developed to provide 

appropriate landscape, natural character and visual mitigation.  The LCM contains several design and 
setup recommendations. It is unclear how these relate to the effects identified in the LVA and which 
effects they are intended to mitigate.  For example, it is unclear if the proposed controls over roof 
type are required to mitigate an effect on the landscape or visual amenity (and if so, how), or a 
design control for other purposes. Some of the permitted colours within the LCM (Arctic White and 
Titania) appear to contradict the outcome sought to avoid high levels of reflectivity.  

  
Request: Please clearly identify those aspects of the LCM which are required for the mitigation of 
effects on landscape, natural character and/or visual amenity (as opposed to design preferences by 
the applicant for other reasons).  Please clearly specify how the proposed design constraints will 
mitigate the effects and indicate which effects they address. Please identify how the specified 
permitted colour choices of Arctic White and Titania will reduce visual prominence and avoid high 
levels of reflectivity. 

 
This information is requested to understand how the proposed LCM design and planting 
recommendations will mitigate the natural character, landscape or visual effects identified in the LVA 
and which specific effects are addressed.  

 
Item 5:  Further to item 4 above, page 27 of the LVA identifies that relevant objectives, policies and 

documents have been addressed in the development of the Subdivision Masterplan. While the key 
focus of the provisions has been identified in the LVA (as below), how these have influenced the 
development of the masterplan is unclear: 

 
• Protection of Outstanding Natural Features and Landscapes. 
• Avoid non-rural activities and support rural lifestyle development only in designated zones; 
• Mitigate adverse effects, 
• The maintenance and enhancement of rural and natural character; 
• Preserve the natural character of wetlands, rivers, and lakes by managing density, scale, 

and location of development; 
• Maintain ecological and cultural values while enabling appropriate development; 
• Recognize and respect the cultural and spiritual relationships of Raukawa and Te Awa 

River Iwi with the district's landscapes; 
• Provide for recreation and amenity and access to Waikato River; 
• Visual integration of buildings and development design including earthworks and 

vegetation management; and 
• Require adequate setbacks from waterways, significant landscapes, and infrastructure 

(e.g., electricity transmission lines) to maintain visual and ecological integrity. 
 

Request: Please clearly identify how the implementation of the Subdivision Masterplan will achieve 
the above. 

 
This information is requested to understand how the Subdivision Masterplan addresses these key 
planning provisions and their purpose in terms of mitigation. 

 
Item 6:  Further to item 5 above, page 22 of the LVA identifies the relevant rural lifestyle zone objectives and 

policies. These policies seek to achieve cluster development, and avoidance of the layout of lots in a 
lineal pattern along roads. They also seek to safeguard the landscape character, visual amenity and 
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biodiversity values of the Waikato River valley by encouraging development to be sited and designed 
to be sympathetic with the landform and landscape, and existing vegetation, with use of building 
materials and cladding of structures which do not dominate the outlook visually or physically from or 
to the locality.  

 
On page 24 of the LVA, policies listed state that subdivision, use, and development should avoid, 
remedy or mitigate adverse effects on the values that contribute to an area being an outstanding 
natural feature or landscape, in particular by avoiding, remedying or mitigating the adverse effects of 
activities such as large-scale landform modification, and construction of large or otherwise visually 
prominent structures, buildings and earthworks that will adversely affect those values identified.   
 
Greater detail regarding the proposed earthworks, subdivision design and mitigation planting is 
needed to understand whether the design is sympathetic to the landform and landscape and existing 
vegetation, and whether the subdivision buildings will dominate the outlook from or to the site.  

 
Request: Please provide a more detailed analysis of the proposal against the key rural lifestyle and 
landscape provisions of the district plan.   

 
This information is requested to understand how the proposed subdivision addresses the key 
landscape provisions contained in the DP. 

 
Item 7: The application documents do not contain proposed earthworks plans.  The analysis in the LVA is 

limited to the identification of cut and fill quantities and suggests that there will be significant cut 
and fill across the existing terraces (between 2.5m cut/1.5m fill and 5.5m cut/8.5m fill).  This will 
potentially have a marked effect on landscape character and the visual catchment of the site.    The 
assessment contains insufficient information about how the existing contours within the site will be 
modified and how this will affect the existing natural river terrace landform.  It is noted that the 
terrace landforms are identified as being key attributes of the ONL. 

 
Request: Please provide a set of proposed earthworks plans as sufficient scale and resolution that 
the proposed changes to the topography can be clearly understood.  The earthworks plan should 
include a existing contour plan, a proposed contour plan and a cut and fill plan. 

 
This information is requested to understand how the proposed earthworks will affect the existing 
landform within the ONL. It is also required to help understand how the proposed landform will affect 
the visual catchment containing the site. 

 
Item 8: Pages 32–37 of the LVA describe visual effects for each key viewing audience, but the nature of the 

change (particularly to the topography from the proposed earthworks), and the scale, density, or 
visual prominence of the subdivision in each view, is unclear. The basis for the visual effect ratings is 
not explained, and photographs from the identified view locations are not provided, making it 
difficult to verify potential adverse effects. Although the LVA states that mitigation and restoration 
planting will reduce adverse visual effects over time, it does not explain how or when this mitigation 
will occur. 

 
Request: Please provide further analysis around how the proposed earthworks will alter the site and 
how this affects the existing topographic values associated with the ONL. Please provide further 
detail as to the effects on visual amenity values in support of your ratings and include representative 
photographs from the relevant view locations to support the assessment. Additionally, provide 
details on how the proposed mitigation and restoration planting will reduce adverse visual effects, 
including indicative timeframes for when these effects are expected to be mitigated. 
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This information is requested to better understand the scale of the visual effects of the proposed 
subdivision from each of the identified viewing audiences and how each of the visual effect ratings 
were reached.  

 
Item 9: The assessment states that the visual catchment was identified through a combination of desktop 

analysis and site survey.  A map identifying the extent of the visual catchment has not been provided, 
meaning that the potential viewing audience cannot be independently verified by this review.   

 
Request: Please provide a map or plan identifying the extent of the visual catchment affected by the 
proposal (ZTV or by other means). 

 
Item 10: On page 10 of the LVA “Potential Key Private Viewing Audiences” are identified.  The use of the term 

‘key” suggests that other potential viewing audiences have been discarded or discounted from the 
assessment. 

 
Request: Please confirm if other potential audiences have been considered and how “Key” audiences 
were selected.   

 
This information is requested to understand if other potentially affected audiences will be affected. 

 
Item 11: The LVA states:  
 

Overall, it is considered that the proposed subdivision responds positively to surrounding 
river and landscape context and existing development. Careful consideration has been 
given to the external interface to ensure it enhances the area’s native vegetation and 
open space character. This approach not only complements the river and rural character 
but preserves some of the features of the site, despite significant modification to the 
terraced landform required for development.1 

 
Request: Please provide further detail on how the proposed subdivision has been designed to 
respond positively to the surrounding river and landscape context, and to existing development. 
Clarify how the external interface has been treated to enhance native vegetation and the open space 
character of the area. Further explanation is also sought on how the development will preserve key 
site features and maintain alignment with the river and rural character, given the extent of 
modification required to the terraced landform. 

 
This information is required to understand how the proposed subdivision will integrate with its 
landscape setting and whether the identified outcomes, such as enhancement of native vegetation, 
preservation of site features, and alignment with the river and rural character, are likely to be 
achieved in practice. 

 
Item 12: On page 16 of the LVA, the report notes that planting along the river embankment, requiring the 

removal of exotic trees and their replacement with native species, is currently underway. It also 
states that this work is subject to agreement from Mercury and refers to an associated planting plan.  
A copy of the referenced planting plan is not provided.  The letter of approval from Mercury 
specifically excludes approval for works outside the property boundaries.  

 

 
 
1 Page 16.  LVA 
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Request: Please provide a copy of the planting plan currently being implemented along the river 
embankment, identify the timeframe within which the works are expected to be undertaken, and a 
copy of the Mercury approvals for this work. 

 
  This information is requested to understand the nature of the proposed/existing planting along the 
riverbank and the timeframe within which it is to be implemented.  This will allow its effectiveness as 
visual mitigation to be assessed. 

 
Item 13: Te Tangi a te Manu recommends that assessments should consider associative factors and 

acknowledge the status and role of the river from Te Ao Maori. It recommends that these factors be 
explored to the extent to which they can be. Page 3 of the LVA identifies that iwi consultation was 
undertaken but that no formal feedback was received. The last paragraph on Page 3 identifies that it 
is anticipated that the engagement and collaborative design process with mana whenua will progress 
with the more detailed design components of the project. 

 
Request: Please provide a more in-depth analysis of the Te Ao Māori (landscape associative) values 
associated with this part of the Waikato River Please identify how the Subdivision Masterplan has 
integrated cultural interpretation and enabled mana whenua collaborative design. If this has not 
occurred yet, please identify what extent engagement and collaboration with mana whenua is likely 
to affect the proposed mitigation works.   

 
This information is requested to understand how mana whenua have been considered and engaged 
to inform the Subdivision Masterplan. 
 

Item 14: In the Trilane Decision ([2020] NZHC 1647), the High Court found that: 
 

…A consent authority cannot ignore temporary effects in undertaking its notification 
assessment. It also cannot average out effects over time to say that a temporary moderate 
adverse effect which will, in due course, reduce to a low or extremely low effect is therefore a 
minor or less than minor effect. While the Council says that the assessment must necessarily 
consider the broad range of effects and how they might change over time, that does not 
justify ignoring a temporary adverse effect, on the grounds it will be ameliorated in a 
relatively short timeframe having regard to the life span of the proposed activity. That may, of 
course, be appropriate in deciding whether to grant the resource consent, but it is not 
appropriate when making a notification decision, which is intended to allow the public a right 
of audience if any adverse effects, whether temporary or permanent, will be more than minor.  

 
This confirms that Council must take the temporary effects of a proposal into consideration when 
undertaking their notification assessment. As such, the assessment of landscape and visual effects 
should clearly identify and rate any temporary effects alongside the longer term or permanent 
effects. 

 
The VLA does assess the temporary effects of the proposed development in enough detail to allow 
the Council to take the temporary effects into consideration as required by Trilane. 
 

 Request: Please provide a more detailed assessment of the temporary effects associated with the 
application, including the identification of the duration of such effects and if proposed mitigation will 
be effective.  
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