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1. Witness Introduction, qualifications, experience 

1.1 My full name is David James Moule. I am a planner and partner at Boffa 

Miskell Limited. I have more than 20 years’ experience preparing and 

processing resource consent applications, plan changes and assessments 

of environmental effects for public and private sector clients. 

 

1.2 I have the following qualifications and experience relevant to the subject 

matter of this evidence: 

 

(a) Bachelor of Resource and Environmental Planning (Hons), Massey 

University, 2000; 

(b) I am a Full Member of the New Zealand Planning Institute; 

(c) I am an accredited hearings commissioner and have participated in 

Environment Court mediation and resource consent appeals; 

(d) I have extensive experience preparing resource consent 

applications for large-scale residential housing developments, most 

recently Kaiapo Bay in Taupo, and Greenhill Park in Ruakura, 

Hamilton. 

 

1.3 I was engaged by the Applicant to assist Cogswell Surveys (who prepared 

the original application) in providing post-notification planning advice and to 

prepare this evidence for the hearing. In doing so, I have reviewed the 

original application material, the post-notification addendum and 

supplementary information, the submissions and subsequent submitter 

responses, Council’s responses to further information, and Council’s s42A 

report, including recommended conditions. 

 

2. Code of Conduct for expert witnesses   

2.1 I have read the Code of Conduct for expert witnesses in the Environment 

Court Practice Note 2023. In preparation of this evidence I have complied 

with, and in the course of these hearing proceedings I will comply with, that 

Code of Conduct. My evidence is within my area of expertise except where 

I am relying on the evidence of another witness, as stated in my evidence. 

I have not omitted to consider any material fact known to me that might alter 

or detract from any opinion expressed. 
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3. Scope of evidence 

3.1 My evidence addresses the following matters: 

 

(a) Description and summaries of reports/other supporting documents 

that were prepared;  

(b) Amendments to the Applicant’s proposal since those earlier reports 

were prepared; 

(c) Assessment of effects relating to the current proposal; 

(d) Statutory assessment; 

(e) Responses to submission points relevant to this evidence; 

(f) Responses to s42A report issues relevant to this evidence; 

(g) Conclusions 

 

4. Description and summaries of reports/other supporting documents 

that have been prepared 

The following report(s) relating to this application for resource consents 

have been previously prepared on behalf of the Applicant: 

 

4.1 Subdivision Land Use Consent Application, prepared by Cogswell Surveys, 

dated 20 December 2024, including all supporting appendices;  

4.2 General s92 response, prepared by Cogswell Surveys, dated 29 May 2025, 

and supporting technical assessments / responses; 

4.3 Application addendum, prepared by Cogswell Surveys, dated 19 June 

2026, including updated South Waikato District Plan Rule Assessment, 

updated Scheme Plans Rev I, revised Earthworks Cut and Fill Plans, 

Updated Assessment of Landscape Effects, Stormwater Management Plan 

Addendum, Ecological Effects Assessment Addendum, and revised 

Ecological Management Plan; 

4.4 Updated Ecological Management Plan, prepared by Bluewattle Ecology, 

dated 17 September 2026. 

 

5. Addendum to the Applicant’s proposal  

5.1 A substantive addendum to the proposal was prepared by Cogswell 

Surveys on behalf of the applicant, dated 19 June 2026. This followed 

notification of the application, receipt of submissions, further review of the 

proposal, and consultation with a number of submitters and technical 
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specialists, whereby the applicant has made a number of amendments to 

the scheme plan and supporting technical information.  

 

5.2 The amendments are intended to respond constructively to matters raised 

through the process, particularly in relation to density, public access, 

earthworks, landform modification, ecological enhancement and landscape 

response.  

 

5.3 The revised proposal is shown on the updated Rev I scheme plans and is 

supported by updated or additional technical material, including the revised 

Landscape and Visual Assessment prepared by Boffa Miskell, the 

Ecological Effects Addendum and updated Ecological Management Plan 

prepared by Bluewattle Ecology, and the revised earthworks cut and fill 

plans. 

 

5.4 The key changes to the notified proposal are as follows:  

 
i. The overall number of residential lots has been reduced to 73 lots.   

ii. The layout and boundaries of a number of lots have been amended 

to achieve compliance with the average lot size requirements under 

SUB-R5(4)(a)(iii) and (iv).   

iii. The revised proposal has an increased average lot size of 

approximately 5,668m².   

iv. There are now 37 lots over 5,000m² and 36 lots under 5,000m², 

meaning that for every lot below 5,000m² there is a corresponding 

lot above 5,000m².   

v. A 10m wide esplanade strip is now proposed along the Waikato 

River frontage, consistent with PA-R2 and PA-R3.   

vi. Earthworks have been reduced and rationalised. Stage 1 remains 

generally as originally proposed. Stage 2 has been rationalised to 

approximately 20,000m³ cut to fill, and Stage 3 has been 

significantly reduced to approximately 12,000m³ cut to fill.   

vii. No fill material is proposed to be imported to the site or transferred 

between stages. Each stage is now intended to be earthworks self-

sufficient.   
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viii. The Stage 3 layout has been amended to retain the gully and 

existing landform, including natural terracing, as far as practicable.   

ix. Additional land within Stage 3 is proposed to be protected, restored 

and managed as planted gully habitat.   

 

5.5 The following table provides a comparison of the notified proposal versus 

the current proposal as amended for ease of reference: 

 

Matter Notified proposal Current proposal Planning consequence 

Residential lots 81 lots 73 lots 
Reduced intensity and increased 
capacity for open space, planting 
and habitat restoration. 

Average lot size Approximately 5,096 
m² 

Approximately 5,668 
m² 

Greater consistency with the 
Rural Lifestyle Zone density 
framework. 

Lot averaging 
distribution 

28 lots above 5,000 
m² and 53 below 

37 lots above 5,000 m² 
and 36 below 

Now complies with SUB-
R5(4)(a)(iv); removes the SUB-
R4 non-complying trigger. 

Overall 
subdivision 
status 

Non-complying Discretionary under 
SUB-R3(4) 

Section 104D gateway no longer 
applies. 

Stage 3 
More intensive 
layout with extensive 
recontouring 

Eight lots removed; 
layout substantially 
revised 

Greater retention of gully, 
terraces and natural landform. 

Earthworks 
Higher cut and fill 
volumes, particularly 
Stage 3 

Substantially reduced; 
stages intended to be 
earthworks self-
sufficient 

Reduced construction traffic, 
dust, noise, sediment risk and 
permanent landform 
modification. 

Ecology 
Restoration and 
management 
proposed 

Additional 
approximately 1.437 
ha gully restoration 
and wider habitat 
linkage; updated EMP 

Improved habitat connectivity 
and indigenous vegetation 
outcomes, subject to legal 
protection and maintenance. 

Public access No complying 
esplanade strip 

10 m esplanade strip 
along Waikato River 
frontage 

Complies with PA-R2 and PA-R3 
and strengthens public access 
outcomes. 

Landscape 
mitigation 

Landscape 
Masterplan and 
design controls 

Revised planting, 
setbacks, lower built-
form controls and 
landform response 

Reduces effects, provided the full 
package is secured and 
independently enforceable. 

Stormwater Integrated on-lot and 
shared devices 

Stage 3 design 
revised, including 
Swale 13 and a culvert 
beneath Road 1 

Maintains drainage function but 
ownership and long-term 
maintenance require clear 
conditions and legal instruments. 

Wastewater 
Individual secondary 
treatment and land 
disposal 

Unchanged 

Each lot must demonstrate 
sufficient primary and reserve 
disposal area and relevant 
setbacks. 
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5.6 For clarity, the application does not seek consent for secondary dwellings 

or “granny flats”. Any future secondary dwelling would require separate 

consideration under the relevant District Plan provisions at the time it is 

proposed. The application is based on rural-residential subdivision, with 

future development anticipated to comprise no more than one residential 

unit per residential lot, together with any associated accessory building 

where provided for by the District Plan or by any conditions of consent. 

 

5.7 The Applicant has also made further revisions to the Scheme Plans to 

address matters raised by submitters and in Council’s s42A report and also 

ensure alignment with the technical evidence. The updated Scheme Plans, 

prepared by Cogswell Survey, dated 6 October 2026, Revision J, are 

attached to this evidence as Appendix A. The primary changes include: 

 

• Sight line consent notice areas for all entrances and intersections 

• Changes the easements in gross for stormwater to consent notice 

areas 

• Introduces a viewshaft/no build area on Lot 16 as a result of 

consultation with Ngati Koroki Kahukura 

• Removes reference to covenants for the protected ecological areas 

and instead they are consent notices only. 

  

6. Effects Assessment of the current proposal. 

6.1 As outlined above, the current proposal has been amended from the 

scheme that was publicly notified.  

 

6.2 The key change to the District Plan rule assessment (as identified in 

Appendix A of the Addendum dated 19 June 2026) is that the proposal now 

complies with the average lot size requirements under SUB-R5(4)(a)(iii) 

and (iv). The proposal provides 73 residential lots with an average lot size 

of approximately 5,668m². There are 37 lots above 5,000m² and 36 lots 

below 5,000m². Accordingly, the proposal now satisfies the averaging 

standard, as each lot below 5,000m² is balanced by a lot above 5,000m². 

As a result, the proposal no longer triggers non-complying activity status 

under SUB-R4 in relation to the average lot size standard.  
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6.3 The proposal also now includes a 10m wide esplanade strip along the 

Waikato River frontage. This addresses the requirements of PA-R2 and PA-

R3, which require an esplanade strip for public access where land being 

subdivided adjoins the Waikato River, with a standard width of 10m.  

 
6.4 The overall subdivision is therefore now assessed as a Discretionary 

Activity under the South Waikato District Plan, including because the site 

adjoins the Waikato River and hydro-electric power operating easements. 

 
Density and subdivision layout 

 
6.5 The reduction in the number of residential lots, together with the 

corresponding increase in average lot size, directly and substantively 

addresses the concerns previously identified regarding density and the 

intensity of rural-residential development within this Outstanding Natural 

Landscape. 

 

6.6 I acknowledge that the site is specifically zoned to provide for rural-lifestyle 

development. The proposal is consistent with that anticipated land use. 

Further, the reduced development yield and reconfiguration of Stage 3 

provide a more conservative response to the characteristics and 

sensitivities of the site. In my opinion, the layout achieves an appropriate 

balance between enabling rural-lifestyle development, retaining the 

underlying landform, providing for ecological restoration, and integrating the 

development within the surrounding landscape. 

 

6.7 The proposed layout does not, in my opinion, exhibit an unduly linear 

pattern of development along Horahora Road. Rather, it provides a 

generally clustered and consolidated rural-residential form, while retaining 

a degree of separation and dispersal between individual lots. The grouping 

of lots around internal access and roading arrangements limits the 

development’s visual and functional relationship with Horahora Road and 

avoids a proliferation of individual vehicle crossings. The layout also retains 

more of the underlying landform and provides greater opportunities for 

ecological restoration and landscape mitigation. Collectively, these features 

provide for an integrated, legible and coherent subdivision pattern that 
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responds appropriately to the existing landscape character and limits the 

development’s influence on the wider Outstanding Natural Landscape. 

 

6.8 Overall, I consider that the proposal responds directly to the principal 

concerns regarding development density, landscape integration and 

subdivision form. The material reduction in lot numbers, increased average 

lot size and reconfiguration of Stage 3 significantly reduce the overall scale, 

intensity and visual presence of development within the Outstanding 

Natural Landscape. 

 

6.9 I consider that the proposal will adequately mitigate the potential adverse 

landscape effects arising from the subdivision and subsequent residential 

development. While the development will result in an evident change to the 

site, that change must be considered in the context of the site’s zoning, 

which specifically anticipates rural-lifestyle development. In my opinion, the 

proposal represents an appropriate landscape and planning response to 

that zoning and will not detract materially from the values and 

characteristics that contribute to the identification of the wider landscape as 

outstanding. 

 

Landscape, natural character and visual effects 

 

6.10 Having reviewed the Applicant’s updated Landscape and Visual 

Assessment, Council’s peer review and the section 42A report, I 

acknowledge that the proposal will result in a substantial and permanent 

change from an open pastoral landscape to rural-residential development 

within the Horahora Outstanding Natural Landscape. However, the Rural 

Lifestyle Zone anticipates rural-residential development, and the proposal 

responds to the site’s landscape and natural character values through a 

generally clustered and consolidated development pattern, limited 

earthworks, retention of the principal gullies and natural terraces, setbacks 

from the Waikato River, indigenous restoration planting, an esplanade strip, 

and controls over future buildings and external appearance. These 

measures will moderate the scale and visual presence of development and 

assist its integration with the landform, River margin and wider rural 

landscape. 
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6.11 Guided by the landscape evidence, I consider that the proposal achieves 

an appropriate balance between enabling the development anticipated by 

the underlying zoning and protecting the Outstanding Natural Landscape 

and natural character values of the receiving environment. While the 

proposal will result in a discernible change, the proposed lot sizes and 

layout, landscape mitigation, ecological restoration, building setbacks and 

design controls provide a comprehensive framework for managing its 

landscape, natural character and visual effects. Subject to these measures 

being secured, implemented and maintained through appropriate consent 

conditions and appropriate legal instruments, I consider that the proposal 

will not materially compromise the values and characteristics that contribute 

to the identification of the wider landscape as outstanding, and that these 

effects are acceptable within the applicable planning context and the 

receiving environment. 

 

Ecological effects 

 

6.12 The site is predominantly modified pasture of low ecological value. Its 

principal ecological values comprise long-tailed bat habitat associated with 

the Waikato River margin and stream-link gully, the natural wetland within 

Lot 37, the tributary stream, and associated river-margin habitat. The 

proposal retains and protects these features and provides approximately 

3.07 hectares of indigenous restoration, including approximately 1.44 

hectares of additional gully linkage planting within Areas BA–BC.  

 

6.13 The restoration planting will strengthen ecological connectivity between 

Horahora Road, the gully system and the Waikato River margin. It will also 

increase indigenous vegetation cover, buffer the wetland and waterways, 

and improve habitat for indigenous fauna. Of particular significance, the 

restored gullies and retained river-margin vegetation will provide connected 

commuting and foraging habitat for long-tailed bats, which are the 

ecological value most sensitive to the proposal.  
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6.14 No natural inland wetland will be lost or drained. Earthworks and vegetation 

clearance will be located more than 10 metres from the wetland, stormwater 

will not discharge to it, and approximately 0.71 hectares of restoration 

planting is proposed within the adjoining recreation reserve. Minimal mature 

vegetation, and virtually no indigenous vegetation, will be removed. The 

ecology evidence assesses the resulting vegetation and wetland effects as 

very low, with a likely net ecological gain following restoration.  

 

6.15 The Ecological Management Plan provides the principal framework for 

managing construction and operational effects. It includes protection of 

retained and restored habitats, bat-sensitive lighting standards and roost-

tree protocols, vegetation-clearance controls, a lizard accidental discovery 

protocol, indigenous planting, perpetual pest plant and animal control, and 

a prohibition on domestic cats. Subject to these measures being secured 

through consent conditions and enduring legal instruments, the ecology 

evidence assesses residual effects on bats, freshwater habitat and lizards 

as low or negligible, and effects on birds and vegetation as very low.  

 

6.16 Overall, guided by the ecology evidence, I consider that the proposal will 

appropriately avoid or manage adverse ecological effects while providing 

enduring improvements to habitat extent, condition and connectivity. 

Subject to implementation of the Ecological Management Plan and the 

recommended consent conditions, the proposal is expected to result in a 

net gain for indigenous biodiversity along this reach of the Waikato River, 

with adverse ecological effects reduced to a low or negligible residual level 

 

Public access and Waikato River frontage 

 

6.17 The revised proposal includes a 10-metre-wide esplanade strip along the 

Waikato River frontage. In my opinion, this represents a positive and 

material amendment to the proposal. It responds directly to the relevant 

public access provisions of the District Plan and establishes an appropriate 

legal mechanism to enable improved public access along the river margin 

in the future. 
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6.18 The proposed esplanade strip also provides greater alignment with the 

objectives and policies of the District Plan that seek to maintain and 

enhance public access to and along the Waikato River. Importantly, it 

secures the opportunity for future access as part of the subdivision, while 

allowing the detailed design, timing, maintenance and management of that 

access to be addressed through the esplanade instrument and, where 

appropriate, conditions of consent. 

 

6.19 Overall, I consider that the inclusion of the esplanade strip appropriately 

recognises the public access and recreational values associated with the 

Waikato River margin. It represents a clear improvement over the earlier 

proposal and provides an appropriate framework for securing and 

managing future public access in a manner that responds to the 

characteristics and operational requirements of the site. 

 

Stormwater 

 

6.20 The proposal adopts a low-impact stormwater management approach 

incorporating rainwater tanks, on-site soakage and grassed swales. Within 

Stage 3, the existing gully will be retained as a planted reserve and 

secondary flow path, supported by a 750 mm culvert beneath Road 1 and 

the realignment of Swale 13. 

 

6.21 The updated modelling confirms that the proposed system can 

accommodate the relevant design events. Residual flood risk will be 

managed through the identification of suitable building platforms, minimum 

floor levels and the protection of overland flow paths. Final swale geometry, 

road crossings and erosion protection will be confirmed through detailed 

engineering design. 

 

6.22 Stormwater infrastructure located on private lots will remain the 

responsibility of the relevant landowners, with consent notices securing 

ongoing maintenance obligations and protecting overland flow paths from 

buildings and earthworks. The Road 1 culvert will be managed by Council. 
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6.23 Having reviewed and been guided by the stormwater evidence, I consider 

that the proposed approach provides an appropriate and technically 

supported framework for managing stormwater quality, quantity, erosion 

and flood risk. Subject to certification of the final design and these 

requirements being secured through appropriate consent conditions, I 

consider the resulting stormwater effects to be acceptable. 

 

Wastewater 

 

6.24 A wastewater assessment has been prepared by GWE Consulting 

Engineers and is attached to this evidence as Appendix B. It confirms that 

each of the 73 residential lots can accommodate an on-site secondary 

wastewater treatment system, together with primary and reserve land-

disposal areas. The assessment adopts conservative assumptions based 

on a five-bedroom dwelling, a design discharge of 1,440 litres per day and 

Category 3 soils. The available disposal area on each lot exceeds the 

maximum indicative requirement of 540 m².  

 

6.25 The assessment identifies appropriate setbacks from Lake Karapiro, the 

unnamed stream, property boundaries, groundwater and the top of bank. 

Disposal fields must also be located outside unsuitable fill and upgradient 

or cross-gradient of stormwater infrastructure. The Panel should be 

satisfied that these spatial requirements, together with primary and reserve 

disposal areas can be designed and verified through lot-specific 

wastewater design before residential development occurs at the time of 

building consent.  

 

6.26 Subject to secondary treatment systems meeting the required effluent 

standards, site-specific design and certification, and ongoing monitoring 

and maintenance, the assessment concludes that discharges can comply 

with Rule 3.5.7.6 of the Waikato Regional Plan as permitted activities. 

Effects on surface water, groundwater, soils, public health and amenity are 

assessed as less than minor and confined to the relevant lots.  

 

6.27 Having reviewed and been guided by the wastewater assessment, I 

consider that the proposal provides a technically feasible and appropriately 
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conservative framework for on-site wastewater servicing. Subject to the 

identified design parameters being captured in a consent notice, I consider 

the resulting wastewater effects to be acceptable. 

 

Earthworks and temporary construction effects 

 
6.28 The proposed earthworks are limited to those necessary to construct the 

roading and stormwater infrastructure, together with localised works 

required to address existing ponding. Within Stage 3, the earthworks 

footprint retains a substantial proportion of the existing gully, natural 

terraces and broader landform. In my opinion, this constitutes an 

appropriately site-responsive approach that avoids unnecessary 

modification of the existing landform. 

 

6.29 The proposed methodology does not require imported fill or the transfer of 

excavated material between stages. Any temporary stockpiles will be 

located within the stage from which the material is excavated. This 

approach will limit heavy vehicle movements, material handling, exposed 

soil, dust and noise, while also reducing the potential for sediment 

generation and discharge. 

 

6.30 Overall, I consider that the scale, duration and extent of the proposed 

earthworks are appropriate in the context of the subdivision and can be 

effectively managed within each stage. Subject to the implementation of the 

proposed construction management, erosion and sediment control, dust 

and noise measures, I consider the resulting earthworks and temporary 

construction effects to be acceptable and not significant. 

 
Traffic effects 

 

6.31 The transportation evidence confirms that the proposal is expected to 

generate approximately 621 vehicle movements per day and 80 

movements during the peak hour. Horahora Road will continue to operate 

well within its available capacity, and the proposal will not alter its function 

or classification. The operational effects on Horahora Road are assessed 

as less than minor.  
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6.32 The evidence identifies existing road-safety concerns, particularly the crash 

history associated with the out-of-context bend and increased operating 

speeds. However, the additional traffic generated by the proposal is not 

expected to result in a significant increase in road-safety risk. The proposed 

delineation and warning improvements, compliant sight distances, access 

gradients and right-turn treatments provide an appropriate mitigation 

response.  

 

6.33 The modelling also indicates that the proposal will have a negligible effect 

on the operation of the State Highway 1 intersection and the single-lane 

Pokaiwhenua Bridge. The proposed widening and re-alignment of the 

Waikato River Trail, together with visibility splays and controls on planting 

and fencing at crossings, will appropriately manage interactions between 

vehicles and trail users. Construction traffic associated with subdivision 

works and relocation of the Trail can be managed through a Construction 

Traffic Management Plan as part of the wider Construction Management 

Plan. 

 

6.34 Having reviewed and been guided by the transportation evidence, I 

consider that the road network has sufficient capacity to accommodate the 

proposal and that safe access can be provided. Subject to the 

recommended road-safety works, access standards, Trail improvements 

and construction traffic controls being secured through appropriate 

conditions, I consider the transportation effects to be no more than minor. 

 

7. Statutory Assessment against the relevant objectives and policies 

 

7.1 The original application assessed the proposal against the relevant 

national, regional and district planning provisions identified in the AEE. I 

have reviewed that assessment, together with Council’s section 42A report. 

I do not seek to duplicate those assessments. Rather, the following section 

summarises the higher-order provisions and considerations that I consider 

most material to the Panel’s determination of the proposal, including 

relevant national instruments introduced or amended since the application 

was lodged. 
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7.2 The principal higher-order instruments are Te Ture Whaimana o Te Awa o 

Waikato, the relevant national policy statements and national 

environmental standards, and the Waikato Regional Policy Statement. 

 

Te Ture Whaimana o Te Awa o Waikato 

 

7.3 Te Ture Whaimana o Te Awa o Waikato is the primary direction-setting 

document for the Waikato River and activities within its catchment that 

affect the Waikato and Waipā Rivers. It requires the restoration and 

protection of the River’s health and wellbeing, together with the 

relationships of Waikato River iwi with the River according to their tikanga 

and kawa. The Panel’s assessment must therefore consider whether the 

proposal, viewed as a whole, supports or undermines those outcomes. 

 

7.4 In my opinion, the revised proposal is not contrary to Te Ture Whaimana. 

In particular, it: 

• reduces the scale and intensity of development, earthworks and 

landform modification; 

• retains a greater proportion of the gully system and natural terraces; 

• provides approximately 1.437 hectares of protected indigenous 

restoration; 

• strengthens ecological connectivity between the gullies and the 

Waikato River margin; 

• manages stormwater, sediment and construction-related effects; 

• increases the separation between development and the River; and 

• establishes a 10-metre-wide esplanade strip along the River frontage. 

 

7.5 Collectively, these measures provide an integrated response to the River 

and its margins. They will reduce the potential for environmental 

degradation, improve indigenous habitat and ecological connectivity, and 

establish an enduring framework for restoration and management. 

 

7.6 Te Ture Whaimana also requires particular consideration of the cultural and 

spiritual relationships of mana whenua with the Waikato River, including 

whakapapa, tikanga, kawa, kaitiakitanga and mauri. In my opinion, the 

proposal will not prevent or materially diminish those relationships or the 
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exercise of kaitiakitanga. However, ecological restoration and public access 

are not substitutes for continued engagement with mana whenua. 

 

7.7 The applicant will continue to engage with mana whenua to inform detailed 

implementation, including the management of the esplanade strip, 

restoration planting, ecological measures, accidental discovery protocols 

and relevant consent conditions. This is also consistent with the District 

Plan provisions requiring the relationships of Raukawa and Te Arawa River 

Iwi with the district’s landscapes to be recognised and provided for. 

 
7.8 Overall, subject to the proposed mitigation and management measures 

being secured through consent conditions, I consider that the proposal will 

not undermine the mauri of the Waikato River, inhibit the exercise of 

kaitiakitanga, or impede the restoration and protection outcomes sought by 

Te Ture Whaimana. It is therefore not contrary to Te Ture Whaimana or the 

related District Plan provisions, including RLZ-O3, NFL-O4, NFL-O5, NFL-

P5, NFL-P6 and SUB-P13. 

 

National Policy Statement for Freshwater Management and National 

Environmental Standard for Freshwater 

 

7.9 The National Policy Statement for Freshwater Management 2020 and the 

National Environmental Standards for Freshwater are relevant because the 

site contains a natural inland wetland, gullies and waterways and forms part 

of the Waikato River catchment. The proposal retains these features and 

does not involve the loss or drainage of the identified wetland. The 

proposed setbacks, stormwater treatment, erosion and sediment controls, 

and ecological restoration will assist in maintaining freshwater values. I 

understand that no additional resource consent is required under the 

National Environmental Standards for Freshwater. 

 

National Policy Statement for Indigenous Biodiversity 2023 

 

7.10 The National Policy Statement for Indigenous Biodiversity 2023 is relevant 

to the indigenous vegetation and habitats used by indigenous fauna, 

including long-tailed bats. The proposal retains existing habitat and 
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provides indigenous planting, improved ecological connectivity, pest 

management, lighting controls and vegetation-clearance protocols. Subject 

to these measures being secured through the Ecological Management 

Plan, consent conditions and appropriate legal instruments, I consider the 

proposal to be consistent with the relevant direction of that National Policy 

Statement. 

 

National Policy Statement for Natural Hazards 2025 

 

7.11 The National Policy Statement for Natural Hazards 2025 requires a risk-

based approach proportionate to the nature and severity of the relevant 

natural hazard risks. The technical assessments identify a low residual risk, 

subject to restrictions on development adjacent to the riverbank and steep 

slopes, together with site-specific geotechnical investigation and design. 

On that basis, I consider the proposal to be consistent with the relevant 

objective and policies of that instrument. 

 

National Policy Statement for Infrastructure 2025 

 

7.12 The National Policy Statement for Infrastructure 2025 is relevant to the 

provision of infrastructure required to service the subdivision and to the 

adjoining hydro-electric power operating easements. The proposal provides 

for the progressive delivery of roads, access and servicing infrastructure 

through each stage. Subject to enduring ownership and maintenance 

arrangements for private stormwater infrastructure and continued access 

to the adjoining hydro-electric infrastructure, I consider the proposal to be 

consistent with the relevant direction of that National Policy Statement. 

 

Waikato Regional Policy Statement 

 

7.13 The provisions of the Waikato Regional Policy Statement that I consider 

most relevant are: 

• SRMR-I4, UFD-O1 and UFD-P1, relating to the built environment and 

planned and coordinated development; 

• IM-O9 and IM-P5, relating to amenity values; 

• NATC-O1 and NATC-P1, relating to natural character; 
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• NFL-O1 and NFL-P1, relating to outstanding natural features and 

landscapes; 

• ECO-O1, ECO-P1 and ECO-P2, relating to ecological integrity and 

indigenous biodiversity; 

• IM-O4 and LF-P5, relating to the health and wellbeing of the Waikato 

River and its catchment; and 

• IM-O7, IM-P3 and HCV-P2, relating to the relationship of tangata 

whenua with the environment and taonga. 

 

7.14 The proposal provides for rural-residential development on land zoned for 

that purpose. It complies with the applicable density provisions and 

integrates staged infrastructure delivery with ecological restoration, 

landscape mitigation and the management of freshwater effects. I therefore 

consider the proposal to be consistent with SRMR-I4, UFD-O1 and UFD-

P1. 

 

7.15 The proposal will result in a permanent change to the rural character of the 

site. However, its clustered form, lot sizes, retention of natural landform, 

internal roading, planting and controls over future buildings will assist in 

integrating development with the receiving environment and maintaining 

rural amenity. In my opinion, the proposal is consistent with IM-O9 and IM-

P5. 

 

7.16 The proposal avoids works within the Waikato River and retains the 

principal terraces, gullies and river-margin landform. The proposed 

setbacks, restoration planting and esplanade strip will provide further 

protection for the River margin. I consider that these measures provide an 

appropriate response to NATC-O1 and NATC-P1. 

 

7.17 The proposal will alter part of the Horahora Outstanding Natural 

Landscape. However, the generally clustered development pattern, limited 

landform modification, setbacks, indigenous planting and controls over the 

location, scale and appearance of future buildings will assist in integrating 

the development with the landscape. Council’s landscape reviewer has 

identified no landscape basis for declining consent, provided the complete 
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mitigation package is implemented. On that basis, I consider the proposal 

to be consistent with NFL-O1 and NFL-P1. 

 

7.18 The retention of existing habitat, approximately 1.437 hectares of protected 

indigenous restoration, and the proposed habitat, pest-management and 

lighting controls will improve ecological condition and connectivity. Subject 

to these measures being legally secured and maintained, I consider the 

proposal to be consistent with ECO-O1, ECO-P1 and ECO-P2. 

 

7.19 The management of earthworks, treatment of stormwater, secondary 

wastewater treatment, setbacks from the River and ecological restoration 

will assist in protecting the physical and ecological health of the Waikato 

River. The proposed esplanade strip will also provide an enduring 

mechanism for public access along the River frontage. I therefore consider 

that the proposal responds positively to IM-O4 and LF-P5. 

 

7.20 The proposal recognises tangata whenua interests through the retention of 

natural landform, ecological restoration, protection of the River margin and 

measures intended to maintain the River’s physical and ecological health. 

In my opinion, the proposal is generally consistent with IM-O7, IM-P3 and 

HCV-P2 subject to on-going engagement with tangata whenua. 

 

South Waikato District Plan 

 

Rural Lifestyle Zone 

 

7.21 The site is specifically zoned for rural-lifestyle development. The proposal 

is therefore consistent in principle with RLZ-P3, which provides for the 

subdivision, use and development of land for rural-lifestyle activities in 

specifically zoned locations, and SUB-P7, which similarly provides for rural-

lifestyle subdivision in specifically zoned areas.  

 

7.22 The Rural Lifestyle Zone policy framework does not, however, contemplate 

rural-lifestyle development without qualification. RLZ-P5 seeks rural-

residential development in zoned locations that: 
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• achieves a clustered form and avoids a linear pattern of lots along 

roads; 

• effectively separates access and through-traffic functions; 

• provides adequate separation from the Waikato River and 

hydroelectric power operating easements; 

• safeguards the landscape character, visual amenity and biodiversity 

values of the Waikato River valley; 

• ensures that development is sympathetic to the existing landform, 

landscape and vegetation; and 

• avoids, remedies or mitigates reverse-sensitivity effects.  

 

7.23 The proposal responds appropriately to RLZ-P5, in particular the reduction 

in lot yield and corresponding increase in average lot size provide a less 

intensive development outcome. The layout maintains a clustered rural-

residential form rather than establishing a linear pattern of lots along 

Horahora Road. Access will continue to be provided primarily through the 

internal road network, thereby limiting the number of direct vehicle 

crossings and maintaining a more integrated subdivision pattern. 

 

7.24 The proposed building setbacks, landscape controls, restoration planting 

and consent notice mechanisms will also provide an appropriate and 

enforceable framework for managing the external appearance and 

landscape integration of future buildings. These measures respond directly 

to RLZ-P5(c), (e) and (f) by providing separation from the Waikato River, 

safeguarding the landscape and biodiversity values of the Waikato River 

valley, and managing potential reverse-sensitivity and amenity effects.  

 

7.25 The revised proposal also provides a more appropriate interface with the 

Waikato River, the Outstanding Natural Landscape and adjoining rural land. 

In that respect, I consider that the proposal is consistent with RLZ-P4 and 

SUB-P8, which seek to minimise the potential adverse effects of rural-

lifestyle subdivision, use and development at zone interfaces.  

 

7.26 The proposal is also relevant to RLZ-O3, which requires potential effects 

from activities within the Waikato River catchment, including effects on the 

health and wellbeing of the Waikato River and its catchment, to be identified 
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and addressed through decision-making. In my opinion, the additional 

restoration planting, esplanade provision, stormwater management, river 

setbacks and earthworks reductions demonstrate an appropriate response 

to that objective. 

 

Outstanding Natural Landscape 

 

7.27 The Rural Lifestyle zoning must be considered alongside the site’s location 

within an Outstanding Natural Landscape. In particular: 

• NFL-O1 seeks to protect outstanding landscape values while enabling 

primary production and other activities requiring a rural location; 

• NFL-O2 seeks to protect the values of Outstanding Natural Features 

and Landscapes from inappropriate subdivision, use and 

development; 

• NFL-O3 seeks to maintain and enhance amenity values within 

Outstanding Natural Landscapes and Features; 

• NFL-O4 requires recognition of, and provision for, the relationship of 

Raukawa and Te Arawa River Iwi as tangata whenua with the 

landscapes of the district; and 

• NFL-O5 seeks to safeguard the significant landscape and natural 

values of the Waikato River and its margins.  

 

7.28 The proposal continues to provide for rural-lifestyle development 

anticipated by the zoning but incorporates an appropriate package of 

measures to protect the landscape and natural values of the site and the 

Waikato River margin. 

 

7.29 NFL-P3 requires active management to ensure that Outstanding Natural 

Landscape values are recognised and protected from the adverse effects 

of inappropriate subdivision, use and development. NFL-P4 requires 

subdivision, use and development to avoid, remedy or mitigate adverse 

effects on the values that contribute to an area being outstanding. The 

policy identifies indigenous vegetation clearance, wetland drainage, large-

scale landform modification, and visually prominent buildings, structures 

and earthworks as matters requiring particular attention.  
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7.30 The proposal responds positively to NFL-P3 and NFL-P4 through: 

• the material reduction in the number of residential lots; 

• the increase in average lot size; 

• the reduction in the extent and volume of earthworks, particularly 

within Stage 3; 

• the retention of a greater proportion of the existing gully and natural 

terracing; 

• the creation and protection of additional indigenous restoration areas; 

• the establishment of building setbacks and controls over future 

building location and appearance; and 

• the implementation of the Landscape Masterplan and Ecological 

Management Plan. 

 

7.31 These measures will reduce the scale and visual presence of development, 

limit permanent modification of the existing landform, and improve the 

integration of future buildings and infrastructure with the site’s landform, 

vegetation, river margin and wider rural landscape. 

 

7.32 The proposal is also consistent with the matters identified in NFL-R2(1) for 

activities within an Outstanding Natural Landscape. Those matters include 

the extent to which: 

• the activity affects the qualities, values and characteristics that 

support the Outstanding Natural Landscape classification; 

• building siting, orientation, design, bulk and materials integrate with 

the surrounding natural environment; 

• road, access and building-platform earthworks detract from landscape 

values and character; 

• cut and fill are minimised and final contours can be revegetated; and 

• earthworks maintain the existing landform profile and align with 

natural contours.  

 

7.33 The reduction in Stage 3 earthworks and retention of the existing gully and 

natural terraces are particularly relevant to these matters. In my opinion, 

the amended earthworks methodology is substantially more responsive to 

the site’s existing landform and avoids unnecessary modification. Further, 
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suitable contours for development would be difficult to achieve with less 

landform modification than is now proposed. 

 

7.34 NFL-P6 seeks to implement the Vision and Strategy for the Waikato River 

by managing subdivision and land use within areas of natural value in a 

manner that restores and protects the health and wellbeing of the Waikato 

River. The revised proposal responds to this policy through the provision of 

an esplanade strip, increased indigenous restoration planting, protection of 

gully habitat, improved ecological connectivity, reduced earthworks and 

landform modification, and the proposed stormwater and ecological 

management measures.  

 

7.35 I also recognise the relevance of NFL-P5, which requires the cultural and 

spiritual relationships of Raukawa and Te Arawa River Iwi with Outstanding 

Natural Features and Landscapes to be recognised and provided for when 

considering resource consent applications. That policy direction should 

continue to inform the conditions, ecological restoration, river-margin 

management and any ongoing engagement with tangata whenua. 

 

Waikato River and public access 

 

7.36 The revised proposal includes a 10-metre-wide esplanade strip along the 

Waikato River frontage. In my opinion, this represents a significant positive 

amendment that supports the District Plan’s public access and subdivision 

policy framework. 

 

7.37 SUB-P16 seeks to improve public access to and along the Waikato River 

and other waterways by requiring esplanade reserves or esplanade strips 

at the time of subdivision and by preserving opportunities for future public 

use of river margins through building setbacks.  

 

7.38 The proposed esplanade strip responds directly to SUB-P16 by securing 

an enduring legal mechanism through which future public access along the 

Waikato River margin can be provided. Detailed matters relating to the 

timing, design, use, maintenance and management of that access can be 
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addressed through the esplanade instrument and, where appropriate, 

conditions of consent. 

 

7.39 The esplanade strip also contributes to the implementation of SUB-P13, 

which seeks to achieve the objectives of the Vision and Strategy for the 

Waikato River by managing subdivision within the river catchment in a 

manner that restores and protects the river’s health and wellbeing. The 

methods expressly identified in SUB-P13 include: 

• limiting rural-residential development to specifically zoned areas; 

• requiring setbacks from waterways; 

• controlling vegetation disturbance, earthworks, sediment and 

stormwater; 

• managing the effects of large-scale land-use change; 

• maintaining significant indigenous biodiversity associated with the 

river; and 

• creating new esplanade reserves or esplanade strips.  

 

7.40 In my opinion, the revised proposal responds comprehensively to SUB-

P13. The development is confined to a specifically zoned Rural Lifestyle 

location, provides setbacks from the Waikato River, materially reduces 

earthworks, incorporates stormwater and sediment controls, increases 

indigenous restoration, protects gully habitat and provides a new esplanade 

strip. 

 

7.41 The esplanade strip should not be viewed solely as a potential recreational 

benefit. Together with the proposed setbacks, indigenous restoration 

planting and ecological management measures, it forms part of an 

integrated response to the public access, natural character, ecological and 

landscape values of the Waikato River margin. 

 

Natural character and subdivision 

 

7.42 SUB-O4 seeks to recognise the district’s Outstanding Natural Features and 

Landscapes and protect their landscape values from inappropriate 

subdivision. SUB-O5 seeks to preserve the natural character of rivers, 
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lakes, wetlands and their margins and protect them from inappropriate 

subdivision.  

 

7.43 These objectives require consideration of both the immediate physical 

works associated with the subdivision and the longer-term pattern of 

development that it will enable. 

 

7.44 In my opinion, the proposal responds appropriately to SUB-O4 and SUB-

O5 because it: 

• proposes an appropriate form of land use in the applicable zone; 

• limits the overall development yield and intensity; 

• minimizes the extent and volume of earthworks, particularly in Stage 

3; 

• retains much of the existing gully and natural terracing; 

• increases the extent of protected and restored indigenous vegetation; 

• creates a strong ecological connection between the gully and the 

Waikato River riparian margin; 

• provides an esplanade strip along the river frontage; and 

• applies setbacks and controls to the location, scale and appearance of 

future buildings. 

 

7.45 Collectively, these measures will preserve the natural character of the river 

margin and minimize the extent to which subdivision works and subsequent 

development modify or detract from the site’s existing landform, vegetation 

patterns and relationship with the Waikato River. 

 

7.46 The proposal also responds to SUB-P12, which requires consideration of 

the implications of subdivision for the future management of indigenous 

vegetation and Significant Natural Areas. While the application of that policy 

will depend on the status of the affected vegetation, the revised layout 

provides a stronger framework for the integrated and enduring 

management of indigenous vegetation and habitat. 

 

Indigenous biodiversity and ecological connectivity 
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7.47 The additional restoration area enabled by the reconfiguration of Stage 3 is 

directly relevant to SUB-P13(e), which identifies the maintenance of 

significant indigenous biodiversity associated with the Waikato River as an 

important component of restoring and protecting the river’s health and 

wellbeing.  

 

7.48 The revised proposal provides approximately 1.437 hectares of additional 

protected and planted gully habitat. The restoration area will increase 

indigenous vegetation cover and establish a stronger ecological connection 

between the stream gully and riparian vegetation adjoining the Waikato 

Awa. In my assessment, that represents a significant positive ecological 

outcome. 

 

7.49 SUB-P14 encourages subdivision outcomes that use covenants to provide 

statutory protection for land containing significant indigenous vegetation 

and habitats. To the extent that the proposed restoration and protection 

mechanisms provide enduring legal protection for the gully habitat and 

associated planting, the proposal is consistent with the outcome sought by 

SUB-P14. 

 
7.50 This legal protection will include that all ecological protection and 

restoration areas located within stage one (Area D only) must be legally 

protected in perpetuity through either a registered private covenant, 

consent notice, a covenant in gross, or a consent notice under section 221 

of the Resource Management Act 1991.  

 
7.51 The legal protection will require the indigenous vegetation, restoration 

planting and habitat values to be retained and protected and require the 

pest-plant and animal-pest control programme to be implemented on an 

ongoing basis. 

 

7.52 The proposal also avoids the concern identified in SUB-P15, which seeks 

to avoid the legal fragmentation of indigenous vegetation where that 

fragmentation may inhibit its active and comprehensive management. The 

restoration areas and Ecological Management Plan will provide for the 

integrated management of habitat across the site rather than leaving 
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ecologically important areas divided among individual residential lots 

without an overarching management framework.  

 

7.53 The additional restoration area, together with pest plant and animal control, 

bat habitat setbacks, lighting controls and vegetation clearance protocols, 

will improve habitat connectivity and provide enhanced commuting, shelter 

and foraging opportunities for indigenous fauna, including long-tailed bats. 

These measures will also contribute positively to the ecological integrity and 

natural character of the wider Waikato River valley. 

 

Conclusion 

 

7.54 Having considered the relevant objectives and policies in combination, I 

consider that the revised proposal is consistent with the overall direction of 

the South Waikato District Plan. 

 

7.55 The proposal provides for rural-lifestyle subdivision in a location specifically 

zoned for that purpose, consistent with RLZ-P3 and SUB-P7. It does so 

through a clustered layout that avoids a linear pattern of development along 

Horahora Road, relies primarily on internal access, provides separation 

from the Waikato River, and incorporates measures to manage effects on 

adjoining rural land. These outcomes respond directly to RLZ-P4, RLZ-P5 

and SUB-P8.  

 

7.56 The proposal also responds appropriately to the site’s location within an 

Outstanding Natural Landscape. The reduced density and earthworks, 

increased retention of the existing gully and natural terracing, additional 

indigenous restoration, protected planting areas, building setbacks and 

landscape design controls will materially reduce landform modification and 

improve the integration of future development with the surrounding 

landscape. These measures are consistent with the direction of NFL-O1, 

NFL-O2, NFL-O3, NFL-O5, NFL-P3, NFL-P4 and NFL-P6.  

 

7.57 The inclusion of the 10-metre-wide esplanade strip, together with the 

increased ecological restoration and protection of the gully system, 

provides an effective response to the District Plan provisions concerning 
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public access, natural character, indigenous biodiversity and the health and 

wellbeing of the Waikato River, particularly RLZ-O3, SUB-O5, SUB-P13, 

SUB-P14 and SUB-P16.  

 

7.58 Overall, I consider that the revised proposal appropriately reconciles the 

enabling and protective directions of the District Plan. It provides for the 

rural-lifestyle development anticipated by the zoning while incorporating a 

robust and enforceable package of avoidance, mitigation, restoration and 

ongoing management measures. In my opinion, the subdivision will not 

materially compromise the landscape, natural character or ecological 

values that contribute to the identification of the wider Waikato River 

landscape as outstanding. Rather, the revised proposal represents an 

appropriate environmental and planning outcome.   

 

8. Responses to submission points relevant to this evidence 

8.1 I address below the principal matters raised in the submissions and the 

further comments received following the applicant’s addendum. My 

responses should be read together with the effects and policy assessments 

above and the evidence of the relevant technical witnesses.  

 

Submission 12: Peter Martin and Others  

 

8.2 The submitters oppose the proposal due to its scale and suburban form 

within the Waikato River valley and an Outstanding Natural Landscape. 

Their concerns include effects on landscape and rural character, 

modification of natural landforms, construction effects, wastewater and 

stormwater risks, public access to the river, and traffic safety on Horahora 

Road. They seek that consent be declined or, alternatively, that the 

proposal be substantially redesigned to reduce those effects, improve 

public access along the river margin, and avoid direct lot access to 

Horahora Road. 

 

Response 

8.3 Guided by the landscape evidence, it is considered that the proposal 

achieves an appropriate balance between enabling the rural-residential 

development anticipated by the underlying zoning and protecting the 
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Outstanding Natural Landscape and natural character values of the 

receiving environment. Although the proposal will result in a discernible 

change, it will not establish a suburban form of development. Rather, the 

generally clustered and consolidated layout, substantial lot sizes, retention 

of natural landform, degree of separation between dwellings, internal 

roading, landscape mitigation, ecological restoration, building setbacks and 

design controls will maintain a clear rural-residential character. Collectively, 

these measures provide a comprehensive framework for integrating 

development with the site and managing its landscape, natural character 

and visual effects. 

 

8.4 The proposal provides for 73 residential lots of a size and configuration 

consistent with a rural-residential form of development. It adopts a generally 

clustered layout served primarily by internal roads, limits the extent of 

earthworks, retains the principal Stage 3 gully and natural terraces, and 

provides a 10-metre-wide esplanade strip. Subject to the proposed consent 

conditions, I consider that the resulting landscape, construction, 

infrastructure and access effects can be appropriately managed. 

 

Submission 23: Bates Family Trust  

 

8.5 The Bates Family Trust opposes the proposal due to potential effects on 

the Outstanding Natural Landscape, rural amenity, ecological values and 

the operation of its dairy farm opposite Stage 3. Its original concerns include 

ribbon development, extensive earthworks, uncertainty regarding future 

buildings and intensification, wastewater management, public access, bat 

habitat, traffic effects and reverse sensitivity. 

 

8.6 Following the addendum, the Trust acknowledges the reduced lot yield and 

earthworks, additional planting and proposed esplanade provision. 

However, it considers that the proposal remains substantially linear and 

relies on planting rather than a fundamental redesign around the landscape 

values of the site. It seeks greater clustering and open breaks between 

development areas, reconsideration or amalgamation of specified lots, 

defined controls over building platforms and associated structures, and 

enforceable arrangements for the establishment and long-term 
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management of planting and common areas. It also supports relocating the 

Waikato River Trail to the river margin before subdivision works commence 

and seeks clearer staging and construction controls. The Trust maintains 

that consent should be declined unless the proposal is further redesigned 

to better retain the landscape values, open spaces and visual connections 

to the river. 

 

Response 

8.7 I acknowledge the Trust’s continued concerns. In my opinion, the proposal 

exhibits a generally clustered and consolidated development pattern, while 

retaining a degree of separation and dispersal between individual lots. The 

landscape masterplan, building setbacks and design controls, Ecological 

Management Plan, staging controls and enduring legal mechanisms for 

planting and management provide a robust package of controls to ensure 

that the landscape values, open spaces and visual connections to the river 

are appropriately protected and retained. 

 

8.8 Guided by the landscape evidence, I consider that the proposal 

appropriately provides for the rural-residential development anticipated by 

the zoning while protecting the Outstanding Natural Landscape and natural 

character values of the receiving environment. Although it will result in a 

discernible change, the generally clustered layout, substantial lot sizes, 

separation between dwellings, retention of natural landform, landscape 

mitigation and design controls will maintain a rural-residential, rather than 

suburban, character. I therefore consider that the resulting landscape, 

natural character and visual effects are acceptable. 

 

8.9 In my opinion, neither the removal of further lots nor a fundamental redesign 

of the proposal is necessary. The layout and design have been carefully 

developed to respond to the identified landscape character and natural 

landscape values of the site, including its location within the Horahora 

Outstanding Natural Landscape. Subject to the proposed mitigation and 

design controls, I consider the proposal will appropriately manage those 

effects. 
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8.10 The proposed esplanade strip also provides an enduring legal corridor 

along the Waikato River frontage, thereby preserving the opportunity for 

any future realignment of the Waikato River Trail should that be pursued. 

 

Submission 24: C & J Hogg  

 

8.11 The submitters oppose the proposal due to potential effects on water 

quality, freshwater ecology, productive rural land, rural character, 

established farming activities, traffic safety, recreation and local 

infrastructure. They also raise concerns regarding cumulative lighting, 

noise and development effects within the Waikato River corridor. They seek 

that consent be declined. 

 

Response 

8.12 The site has been zoned for rural-lifestyle development since 2008. The 

proposal responds appropriately to the receiving environment through its 

limited earthworks, ecological restoration, stormwater management 

framework, secondary wastewater treatment and land-disposal 

requirements, internal access arrangements, building controls and 

setbacks from the Waikato River. These measures address the principal 

planning concerns identified and, subject to the implementation of the 

supporting technical recommendations and consent conditions, I consider 

the resulting effects can be appropriately managed. 

 

Submission 28: Herenga ā Nuku Aotearoa, Outdoor Access Commission  

 

8.13 Herenga ā Nuku Aotearoa, Outdoor Access Commission initially sought 

enduring public access to and along the Waikato River and protection of 

the amenity and safety of Waikato River Trail users. Following the 

addendum, the Commission acknowledges the reduced earthworks, 

greater retention of natural landforms, additional indigenous planting and 

proposed 10-metre esplanade strip as positive changes. 

 

8.14 The Commission considers, however, that practical public access and the 

future trail alignment should be resolved through the subdivision design 

rather than retrospectively. It supports early collaboration with the Waikato 
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River Trails Charitable Trust to relocate the trail closer to the river where 

practicable, separate trail users from vehicle movements and minimise 

construction disruption. It also seeks coordination with ecological 

specialists and mana whenua to address habitat and cultural values. The 

Commission seeks that consent be granted only if practical and enduring 

public access is secured and the esplanade area enables an appropriate 

future trail alignment. Otherwise, it seeks that consent be declined. 

 
Response 

8.15 I agree that the esplanade strip is a significant and positive amendment and 

that detailed access arrangements should be developed collaboratively. In 

my opinion, the strip provides the appropriate enduring legal framework for 

future access and potential trail realignment. Detailed design, timing, 

ecological constraints, maintenance and management can be secured 

through the esplanade instrument and conditions, without requiring those 

matters to be fully resolved before consent is granted.  

 

Submission 30: Ngaati Koroki Kahukura Trust  

 

8.16 Ngaati Koroki Kahukura Trust’s submission opposes the proposal due to its 

potential effects on the relationship of tangata whenua with the Waikato 

River, ancestral whenua, pā, cultural landscapes and sightlines to 

Maungatautari. It is also concerned about the scale and intensity of 

development, cumulative effects on the awa, and the absence of a tangata 

whenua-led Cultural Impact Assessment. 

 

Response  

8.17 Following its submission, the applicant has undertaken further engagement 

with Ngaati Koroki Kahukura Trust representatives regarding the cultural 

matters raised, including development density, ancillary dwellings, cultural 

sightlines, riparian and cultural buffers, ongoing iwi involvement, and 

measures to protect the mauri of the whenua and the awa.  

 

8.18 The applicant has agreed to incorporate a consent notice on the northern 

portion of Lot 16 to maintain viewshafts across that part of the site and 
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protect views from the other side of Horahora Road to the Waikato River by 

ensuring no buildings are constructed in this area. 

 

8.19 The engagement with Ngaati Koroki Kahukura Trust has resulted in a 

Memorandum of Understanding (MOU) being agreed in principle, which is 

intended to provide a framework for those matters to be appropriately 

considered through the detailed implementation of the proposal. On that 

basis, I understand that a separate Cultural Impact Assessment may no 

longer be required. 

 

8.20 At the time of preparing this evidence, the MOU had still not been signed, 

however it is anticipated that it will be signed before the hearing. 

Representatives of both Ngaati Koroki Kahukura Trust and Ngati Haua are 

anticipated to be signatories to the MOU. This will be confirmed prior to 

and/or at the hearing. 

 

Submission 31: Profile Farms Limited  

 

8.21 Profile Farms Limited conditionally supports the proposal, subject to a 

consent notice being registered against the new titles to manage potential 

reverse sensitivity effects associated with existing and future activities at 

Takapoto Estate. These activities include event noise, amplified sound, 

helicopter and vehicle movements, machinery, signage and spectator 

facilities. 

 

8.22 Following review of the addendum, Profile Farms Limited confirmed that its 

original submission and relief remain unchanged. If the requested reverse 

sensitivity protections are not secured, it seeks that consent be declined 

 

Response  

8.23 I agree that future purchasers should be clearly informed of established and 

reasonably anticipated activities at Takapoto Estate. An appropriately 

framed consent notice has already been presented and agreed with the 

submitter as part of a private agreement. This mechanism will provide 

enduring notice and assist in managing reverse sensitivity effects. Subject 

to those mechanisms being included in the final conditions and legal 
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documentation, I consider the matters raised have been appropriately 

addressed.  

 

Submission 32: The Laxon Family  

 

8.24 The Laxon Family conditionally supports the proposal, subject to a consent 

notice being registered which is relative to the visual effects identified in the 

application. This consent notice was already offered as part of the original 

application. The measures include controls over building locations and 

colours, together with the establishment, protection and long-term 

maintenance of landscape planting on the riverside lots. 

 

8.25 Following review of the addendum, the family confirmed that its original 

submission and relief remain unchanged. If the requested controls are not 

secured, it seeks that consent be declined 

 

Response 

8.26 The proposed building setbacks, controls on external appearance and 

landscape planting are consistent with the wider landscape mitigation 

package relied on in my assessment. These measures should be secured 

through enforceable conditions and consent notices, including clear 

establishment and maintenance obligations. Subject to those controls, I 

consider the visual, privacy and amenity concerns can be appropriately 

managed.  

 

Submission 33: Raukawa Charitable Trust  

 

8.27 Raukawa Charitable Trust opposes the form and intensity of development 

along the Waikato River due to potential cumulative effects on the health 

and mauri of the awa, cultural access, the exercise of kaitiakitanga, 

wastewater and stormwater risks, and the relationship of Raukawa with the 

river. It also opposes the linear subdivision pattern and seeks meaningful 

and continuous access along the river margin. 

 

8.28 Raukawa Charitable Trust seeks that consent be declined or that the 

proposal be substantially redesigned to provide a more clustered layout, a 
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practical and continuous esplanade reserve or strip, appropriate access to 

and along the awa, and conditions protecting its mauri and the relationship 

of Raukawa with the river. 

 

Response 

8.29 I acknowledge the significance of Raukawa’s relationship with the awa and 

the requirement to assess the proposal against Te Ture Whaimana o Te 

Awa o Waikato. The proposal adopts a generally clustered and 

consolidated layout, limits its development intensity and earthworks, retains 

the principal natural landform features, provides protected gully restoration 

and ecological connectivity, and includes a 10-metre-wide esplanade strip. 

Subject to the proposed management measures and consent conditions, 

and the continued recognition of mana whenua interests, I consider that the 

proposal will not undermine the mauri of the Waikato River, inhibit the 

exercise of kaitiakitanga, or materially diminish cultural and spiritual 

relationships with the awa. Accordingly, I do not consider that the identified 

effects require the removal of further lots, fundamental redesign or refusal 

of consent. 

 

8.30 Notwithstanding the above, the applicant has made concerted and ongoing 

efforts to engage with Raukawa (along with Ngaati Koroki Kahukura Trust 

and Ngati Haua) to finalise and execute a proposed Memorandum of 

Understanding. This has included providing the draft document and 

undertaking repeated follow-up correspondence. To date, however, the 

applicant has not received a substantive response or confirmation from 

Raukawa. The reasons for the lack of response are not known to the 

applicant. Notwithstanding this, the applicant remains willing to engage 

constructively and progress towards the execution of a Memorandum of 

Understanding with Raukawa if that is something they wish to consider. 

 

Bernadette Winter  

 

8.31 Bernadette Winter opposes the amended proposal because she considers 

that the proposed roads, buildings and earthworks would permanently 

diminish the natural character, landscape values and scenic experience of 

Horahora Road, the Waikato River and the Outstanding Natural 
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Landscape. She considers that building controls and landscape planting 

would not adequately mitigate the cumulative visibility of dwellings and 

ancillary buildings. 

 

8.32 She also raises concerns regarding on-site wastewater discharges through 

free-draining soils, potential nutrient effects on the river, future 

intensification, and effects on the scenic and recreational experience of 

Waikato River Trail users. She seeks that the development not proceed and 

that the landscape remain in its existing rural and natural state 

 

Response 

8.33 I acknowledge that the proposal will result in a discernible and permanent 

change to the site. However, it is consistent with the rural-residential 

development anticipated by the zoning and incorporates a generally 

clustered and consolidated layout, limited earthworks, retention of the 

principal gully and natural terraces, restoration planting, controls over future 

buildings and landscaping, and a 10-metre-wide esplanade strip. On-site 

wastewater servicing will comprise secondary treatment and land disposal, 

subject to the identified technical requirements and setbacks. Any future 

secondary dwelling would require separate assessment under the planning 

provisions applying at that time. In my opinion, the resulting effects are 

appropriate in the context of the Rural Lifestyle Zone and will not materially 

compromise the values and characteristics of the wider Outstanding 

Natural Landscape. 

 

Philip Winter  

 

8.34 Mr Winter confirmed after reviewing the addendum that his original 

submission and relief remain unchanged.  

 

Response 

8.35 Mr Winter’s confirmation raises no new matters arising from the amended 

proposal. To the extent his original concerns overlap with landscape, rural 

character, earthworks, river, infrastructure, access or construction matters, 

those matters are addressed in my assessment above and in the responses 
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to the related submissions. They do not alter my overall conclusion, subject 

to the conditions and enduring legal mechanisms identified in my evidence.  

 

Overall response to submissions 

  

8.36 The submissions identify legitimate matters requiring careful consideration, 

particularly given the site’s location within an Outstanding Natural 

Landscape and adjoining the Waikato River. In my opinion, the applicant’s 

amendments materially respond to those concerns. My conclusion in favour 

of consent depends on the final conditions and legal instruments securing 

the landscape, ecological, public access, infrastructure, reverse sensitivity 

and cultural outcomes relied upon in this evidence.  

 

9. Responses to s42A report issues relevant to this evidence; 

 

9.1 I have reviewed the section 42A report and Council’s associated technical 

reviews. 

 

9.2 The reporting officer recommends that consent be granted for the amended 

73-lot subdivision, subject to conditions. None of Council’s technical 

reviewers identifies an outstanding effect requiring consent to be declined. 

 

9.3 The principal matter remaining in contention concerns tangata whenua 

values and the wider cultural landscape. The other matters largely relate to 

the detailed implementation and enduring mitigation. The following 

assessment focuses on those matters that remain in contention. 

 

9.4 In my opinion, none of the residual matters precludes the grant of consent. 

 

Tangata whenua values and cultural effects 

 

9.5 Raukawa and Ngāti Koroki Kahukura remain opposed to the proposal. 

Their concerns include effects on: 

• the relationship between the Waikato River, surrounding whenua, 

ancestral pā and Maungatautari; 

• cultural sightlines and the integrity of the wider cultural landscape; 
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• the mauri and cultural and spiritual health of the Waikato River; 

• the ability of tangata whenua to access the awa and exercise 

kaitiakitanga; and 

• the cumulative development of the Waikato River corridor. 

 

9.6 Council acknowledges that the amended proposal provides a materially 

improved physical response but does not consider that all cultural concerns 

have been resolved. 

 

9.7 The applicant acknowledges the cultural significance of the Waikato River, 

its margins and the wider Horahora landscape. 

 

9.8 The proposal has been materially amended in response to the matters 

raised, including: 

• reducing the residential yield; 

• reducing earthworks from approximately 270,000 m³ to 72,000 m³; 

• retaining the principal gullies, terraces and natural landform; 

• increasing ecological restoration; 

• strengthening building, lighting and landscape controls; and 

• providing a 10 m esplanade strip along the river frontage. 

 

9.9 Although no final Cultural Impact Assessment has been provided, the 

submissions clearly identify the matters of concern. In my opinion, the Panel 

has sufficient information to determine the application. 

 

9.10 The applicant has undertaken further engagement with Ngaati Koroki 

Kahukura Trust on the cultural matters raised. A Memorandum of 

Understanding has been agreed in principle to provide a framework for 

addressing those matters through the implementation of the proposal. I 

understand that, on this basis, a separate Cultural Impact Assessment may 

no longer be required.  

 
9.11 At the time of preparing this evidence, a Memorandum of Understanding 

with Ngaati Koroki Kahukura Trust and Ngati Haua had not been signed, 

however it is anticipated that it will be prior to the hearing. While Raukawa’s 
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position is unclear, the Applicant is committed to on-going engagement and 

inclusion in the MOU.   

 

9.12 Consent conditions have been recommended to ensure appropriate 

accidental discovery procedures are implemented, and incorporation of 

cultural monitoring and tangata whenua input into relevant management 

plans, including the Construction Management Plan. The applicant is also 

encouraging of a karakia/blessing of the site prior to construction 

commencing. 

 

9.13 In my opinion, the proposal provides a substantive and proportionate 

response to the cultural context and landscape values of the site. While 

there is some uncertainty remaining as to Raukawa’s position, the 

information currently available does not in my view establish that the 

proposal is contrary to Te Ture Whaimana o Te Awa o Waikato or that 

consent should be declined. Furthermore, the applicant is committed to 

advancing a MOU with mana whenua to ensure appropriate protections for 

the cultural significance of the Waikato River, its margins and the wider 

Horahora landscape.  

 

Cultural landscape and cumulative development 

 

9.14 Council notes the absence of a specific tangata whenua-led assessment of 

cultural sightlines and cumulative rural-lifestyle development along the 

Waikato River corridor. 

 

9.15 I accept that landscape evidence does not determine cultural effects and 

that cultural values remain for tangata whenua to determine. It nevertheless 

confirms that the amended proposal retains more natural landform and 

openness, reduces the number and visibility of dwellings, strengthens 

indigenous vegetation patterns and limits the prominence of future 

buildings. Furthermore, the applicant is committed to advancing a MOU 

with mana whenua to ensure appropriate protections for the cultural 

significance of the Waikato River, its margins and the wider Horahora 

landscape. 
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9.16 The proposal must also be assessed in the context of the operative Rural 

Lifestyle zoning, which anticipates subdivision and development subject to 

appropriate effects management.  

 

9.17 In my opinion, the amended design materially reduces the proposal’s 

contribution to cumulative landscape change. The absence of a separate 

cultural sightline assessment does not provide a sufficient basis to decline 

consent. 

 

Landscape and visual effects 

 

9.18 Council accepts that the proposal will permanently change part of the 

Horahora Outstanding Natural Landscape and may result in localised 

moderate effects. Its remaining concerns relate to development pattern, the 

establishment of planting and the need to secure the full mitigation 

package. 

 

9.19 The amended proposal materially reduces those effects through fewer lots, 

substantially reduced earthworks, greater landform retention, defined 

building areas, extensive planting and controls on the scale and 

appearance of future development. 

 

9.20 The relevant District Plan provisions do not require the complete avoidance 

of any linear relationship with Horahora Road or the Waikato River. They 

require the values of the Outstanding Natural Landscape to be 

appropriately protected and adverse effects to be adequately managed. 

 

9.21 Council’s landscape reviewer does not identify a landscape reason to 

decline consent, provided the full mitigation package is secured. 

 

9.22 I therefore consider that landscape and visual effects can be appropriately 

managed through conditions requiring staged planting, establishment 

standards, replacement of failed planting and ongoing maintenance. 
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Esplanade strip and public access 

 

9.23 Council supports the proposed 10 m esplanade strip but seeks certainty 

regarding its alignment, continuity, legal protection and maintenance. 

 

9.24 The alignment and continuity are clear from the plans. Those matters can 

be recorded again in the final survey plans and legal protection will be 

assured by the esplanade instrument before section 224(c) certification. 

 

9.25 The esplanade strip will secure permanent legal public access along the 

Waikato River frontage where none currently exists. I consider that to be a 

significant positive effect. 

 

9.26 The proposal does not include a formed walkway or relocation of the 

Waikato River Trail. Any future physical works on the strip and relocation of 

the Trail would be separate projects and are not necessary to mitigate the 

effects of the subdivision. 

 

9.27 The applicant will, however, protect, temporarily manage and reinstate any 

part of the existing trail directly affected by construction. 

 

Ecological effects 

 

9.28 Council’s ecological concerns relate to the final form and legal 

implementation of the ecological mitigation, including: 

• permanent protection of restoration areas; 

• setbacks from existing and future bat habitat; 

• pest-plant and pest-animal control; 

• external lighting controls; 

• bat-box protection and monitoring; and 

• pre-works lizard habitat assessment. 

 

9.29 The applicant accepts that the Ecological Management Plan and 

associated plans should be updated before physical works commence. 
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9.30 The final framework should provide clear performance outcomes, 

responsibilities, monitoring and ongoing maintenance, while avoiding 

unnecessary duplication between management plans, consent notices and 

covenants. 

 

9.31 In my opinion, these matters concern the refinement and implementation of 

accepted mitigation. Subject to appropriate conditions and legal protection, 

adverse ecological effects will be less than minor and the restoration 

programme will provide material positive effects. 

 

Stormwater management 

 

9.32 Council does not intend to own or maintain stormwater assets located 

outside the road reserve. The remaining issues concern ownership, access, 

maintenance, repair, cost allocation and legal protection. 

 

9.33 The applicant accepts that those assets will remain privately owned and 

maintained. 

 

9.34 A Stormwater Management Plan for each stage will identify each asset, the 

responsible owner, benefiting lots, access arrangements, maintenance 

requirements, cost allocation and incident-response procedures. 

 

9.35 These obligations can be secured through easements or consent notices 

and final engineering documentation. They do not identify any unresolved 

deficiency in the technical stormwater solution. 

 

Wastewater servicing 

 

9.36 Council requires confirmation that each residential lot can accommodate a 

secondary-treatment system and separate primary and reserve disposal 

areas that comply with the applicable setbacks and site constraints. 

 

9.37 A wastewater assessment has been prepared by GWE Consulting 

Engineers and is attached to this evidence as Appendix B. It confirms that 

each residential lot contains sufficient land to accommodate a primary and 
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reserve wastewater disposal area, based on conservative assumptions for 

a five-bedroom dwelling, a design flow of 1,440 litres per day and Category 

3 soils. The available disposal area on every lot exceeds the maximum 

indicative requirement of 540 m². 

 

9.38 Detailed design of each secondary treatment and land-disposal system can 

appropriately occur when the dwelling location, size and likely occupancy 

are known. Each system will need to comply with the identified treatment 

standards, loading rates and setbacks, and be located outside unsuitable 

fill and upgradient or cross-gradient of stormwater infrastructure. 

 

9.39 Guided by that assessment, I am satisfied that each lot can be appropriately 

serviced for on-site wastewater disposal. Subject to lot-specific design, 

certification, ongoing monitoring and maintenance, I consider the resulting 

effects on surface water, groundwater, soils, public health and amenity to 

be less than minor. 

 

Transport and access 

 

9.40 The remaining transport matters concern detailed design, including 

intersection widening, sight distances, access gradients, drainage, curve 

safety, vehicle tracking and protection of the Waikato River Trail. 

 

9.41 The applicant accepts the need to address those matters through detailed 

engineering design and certification. 

 

9.42 The transport evidence does not support requiring upgrades to the 

Pokaiwhenua Stream bridge or the State Highway 1 intersection. Any 

change to the posted speed limit would also require a separate statutory 

process. 

 

9.43 The existing Waikato River Trail can remain safe and continuous through 

consolidated crossings, visibility controls, appropriate gradients, 

construction management and reinstatement of affected sections. 
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9.44 I am guided by the transportation evidence that the road network has 

sufficient capacity and that the remaining safety matters can be 

appropriately resolved through conditions. 

 

Construction effects 

 

9.45 Council acknowledges that construction may generate temporary noise, 

dust, traffic, exposed soils and disruption to the Waikato River Trail. 

 

9.46 The substantial reduction in earthworks and removal of significant inter-

stage material transfers will materially reduce the scale and duration of 

those effects. 

 

9.47 Stage-specific Construction Management Plans should address 

construction hours, noise, dust, traffic, erosion and sediment control, 

complaints, trail access and site stabilisation. 

 

9.48 Subject to those controls, I consider that construction effects will be 

temporary, localised and no more than minor. 

 

Geotechnical matters and natural hazards 

 

9.49 Council requires detailed design and certification addressing slope stability, 

building-platform suitability, setbacks from constrained land, foundation 

design, stormwater effects and verification of completed earthworks. 

 

9.50 The applicant accepts those requirements. Conditions can require stage-

specific investigation, confirmation of suitable building areas, construction 

monitoring, completion reporting and consent notices for any enduring lot-

specific controls. 

 
 

9.51 These are conventional detailed-design matters. The available evidence 

establishes that the site can be safely developed subject to appropriate 

investigation, design and certification. 
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Management plans and conditions 

 

9.52 The proposal relies on several management plans and legal instruments. 

The principal outstanding issue is ensuring that the final conditions are 

clear, proportionate and enforceable. 

 

9.53 The key considerations and principles that underpin the recommended 

conditions include: 

 

• distinguishing between consultation, information, certification and 

approval; 

• specify clear outcomes and performance standards; 

• avoid unnecessary duplication between management plans and legal 

instruments; 

• retain Council as the statutory decision-maker; 

• provide meaningful opportunities for tangata whenua input without 

creating a third-party veto; 

• establish a process for reviewing and amending management plans; 

and 

• clearly allocate responsibilities between the consent holder and future 

landowners. 

 

9.54 The applicant acknowledges and appreciates the work undertaken by 

Council in preparing the recommended conditions. Those conditions 

provide a sound basis for the parties to work towards finalising an agreed 

suite of consent conditions for the Panel’s consideration. 

 

9.55 The applicant has however identified several issues with the recommended 

conditions as drafted, not so much in terms of substantive content or intent, 

but more so in terms of overall structure and sequencing. A tracked change 

version of the recommended conditions is attached to this evidence as 

Appendix C. The primary consideration is to make it clearer what is 

required pre-construction, what is required before issue of title versus post-

title, and better accommodate staged implementation. It is anticipated that 

further amendments will be warranted as proceedings progress and the 



46 
 

Applicant is amenable to working with the parties to ensure the conditions 

are agreeable. 

 

Overall conclusion 

 

9.56 The section 42A report and Council’s technical reviews do not identify any 

adverse effect that cannot be appropriately addressed through the 

amended design, proposed mitigation, detailed engineering, management 

plans, legal instruments and consent conditions. 

 

9.57 The section 42A report includes the comment that effects on tangata 

whenua values and the wider cultural landscape have not been fully 

resolved. Those matters warrant careful consideration and appropriate 

weight considering any further input on behalf of the submitters. However, 

the proposal has been materially amended in response to submissions and 

discussions and now provides: 

• a substantially reduced residential yield and earthworks footprint; 

• greater retention of natural landform; 

• expanded ecological restoration; 

• stronger controls on future buildings and lighting; and 

• permanent legal public access along the Waikato River frontage. 

 

9.58 The remaining landscape, ecological, servicing, transport, construction and 

geotechnical matters principally concern the detailed implementation and 

enduring protection of mitigation accepted by Council’s technical reviewers. 

 

9.59 I therefore consider that the residual uncertainties identified by Council 

have been appropriately addressed given the information made available 

and the discussions to date. 

 

9.60 Subject to a clear, proportionate and enforceable suite of conditions, I 

consider that the proposal will appropriately avoid, remedy or mitigate its 

adverse effects and provide enduring public access, landscape and 

ecological benefits. 
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9.61 On that basis, I support the grant of resource consent for the amended 

proposal. 

 

10. Conclusions 

10.1 For the purposes of my assessment, I have considered the proposal now 

before the Hearings Panel. I have not assumed that the Rural Lifestyle 

zoning determines the outcome, nor treated the Outstanding Natural 

Landscape overlay as prohibiting development. My conclusions are based 

on an integrated assessment of the proposal, the evidence concerning 

effects, the submissions, the relevant statutory instruments and the 

conditions and legal mechanisms required to secure the outcomes relied 

upon.  

 

10.2 The principal planning consideration is the relationship between the Rural 

Lifestyle Zone, which anticipates rural-lifestyle subdivision at this location, 

and the Horahora Outstanding Natural Landscape overlay, which requires 

outstanding landscape values to be protected from inappropriate 

subdivision, use and development. Neither framework is determinative. The 

relevant question is whether the proposed layout, mitigation and enduring 

controls make this development appropriate in its particular location. 

 

10.3 The proposal comprises 73 residential lots and complies with the average 

lot-size requirement in Rule SUB-R5(4). It is therefore a discretionary 

activity under the South Waikato District Plan, including because the site 

adjoins the Waikato River and hydro-electric power operating easements. 

 

10.4 The proposal provides for a generally clustered and consolidated rural-

residential form, supported by internal access and roading. It limits 

earthworks, retains the principal Stage 3 gully and natural terraces, 

provides protected ecological restoration and strengthened habitat 

connectivity, and establishes a 10-metre-wide esplanade strip along the 

Waikato River frontage. Collectively, these measures provide an 

appropriate response to the Waikato River, the Horahora Outstanding 

Natural Landscape, ecological values, public access, and the rural-

residential character and amenity of the locality. 
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10.5 I also consider that the proposal is not contrary to Te Ture Whaimana o Te 

Awa o Waikato. The development intensity, retention of natural landform, 

indigenous restoration, ecological connectivity, stormwater and wastewater 

controls, setbacks from the River and esplanade strip provide an integrated 

response to the River and its margins. 

 

10.6 Subject to the proposed management measures and conditions, together 

with the continued recognition of mana whenua interests, I consider that 

the proposal will not undermine the mauri of the Waikato River, inhibit the 

exercise of kaitiakitanga, or materially diminish the cultural and spiritual 

relationships of mana whenua with the awa. 

 

10.7 Having considered the proposal and the relevant statutory framework as a 

whole, it is my independent opinion that consent can properly be granted. I 

acknowledge that the proposal will result in a permanent change to the site 

and that some adverse effects will remain. However, I consider those 

effects to be acceptable and that they do not render the proposal 

inappropriate. 

 

10.8 My conclusion relies upon the landscape, ecological, infrastructure, public-

access and cultural outcomes relied upon in my assessment being secured 

through clear and appropriate consent conditions and legal mechanisms. 

Subject to those safeguards, I consider that the proposal provides an 

appropriate planning outcome and that there is no planning basis to decline 

consent or require the removal of further lots or a fundamental redesign. 

 

 

Dated:  7 October 2026 

 

__________________   

Dave Moule 



APPENDIX A 

Updated Scheme Plans (Rev J) 
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1 INTRODUCTION 
GWE Consulting Ltd (GWE) has been engaged to assess onsite wastewater requirements 
for a proposed residential subdivision at 597 Horahora Road, Arapuni (the site). A post 
notification memo on consent RM240115 from South Waikato District Council (SWDC) 
requests further information under Section 4.2 Council Technical Review Matters under 
Wastewater servicing. The request is that the application demonstrates that sufficient 
land is available on every residential lot for onsite wastewater treatment and disposal. 
The request identifies that secondary-treatment of wastewater is required with enough 
space on each lot to do this as a permitted activity. The compliance of any system 
installed on the individual lot the reasonability of that lot owner. 

This report has been undertaken to address council’s wastewater queries. 

1.1 Site Description 
The site description is summarised in Table 1. 

Table 1: Site Details 

ATTRIBUTE  

Address 597 Horahora Road, Arapuni 

Appellation Lot 1 DPS 21946 

Title SA22C/92 

Site Area 45.6ha 

Local Council  South Waikato District Council 

Regional Council Waikato Regional Council 
Source: maps.southwaikato.govt.nz 

 

1.2 Site Setting 
The site comprises an approximately 3.3 km-long strip of land between Lake Karapiro 
and Horahora Road. It is currently used for stock grazing, crop production, and other 
agricultural activities, and contains no residential dwellings. 

Land surrounding the site to the east and west, including land beyond the Lake 
Karapiro, is predominantly used for agriculture, with some rural-residential 
development. To the northwest of the site is the Takapoto Estate events venue, which 
primarily hosts equestrian events, together with two adventure camps. 

2 PROPOSED DEVELOPMENT 
The proposed development plans provided to GWE comprises a staged subdivision of 
Lot 1 DPS 21946 into 73 new residential lots, together with access lots, new roads, and 
recreational reserves. 

The proposed residential lots generally range from approximately 2,162 m² to 
25,567 m². The proposed subdivision plans reviewed for this report have been provided 
in Appendix A.  
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Each lot has an 800 m2 area allocated for a building platform with rainwater harvest to 
be used as the potable water supply on each lot. 

The scheme plan identifies setback areas that constrain the land available for building 
platforms and wastewater disposal fields. These comprise a 30 m lake-edge setback, 
25 m top-of-bank setback, 25 m operating-easement setback, 25 m bat-habitat setback, 
and 20 m riparian setback.  

2.1 Effluent Generation 
Given the proposed lot sizes, GWE has conservatively assumed that each lot could 
accommodate a five-bedroom dwelling. This assumption provides a higher design 
wastewater flow and, consequently, a larger indicative land area requirement for 
assessing whether each lot can accommodate a suitable effluent disposal field. Table 2 
provides daily loading assumptions.  

Table 2: Design Flow Assumption 

ATTRIBUTE DESIGN PERAMETER 

No Bedrooms 5 

Occupancy 8 

Daily Flows Per Person 180L/Day 

Total Daily Loading 1.440 L/day 

  

3 ENVIRONMENTAL SETTING 
The site is located approximately 8.5 km east of Tirau within an area characterised 
predominantly by agricultural land use. The site occupies a narrow strip of land between 
Horahora Road and Lake Karapiro, with ground levels generally falling towards the river. 

3.1 Topography 
Land Information New Zealand (LINZ) elevation data indicate that the site is 
predominantly undulating, with ground elevations ranging from approximately RL 53 m 
to 76 m NZVD 2016. Overall, the property falls from west to east towards the Lake 
Karapiro, reaching an elevation of approximately RL 53 m near the river margin. 

The land generally falls steeply towards Lake Karapiro along the eastern boundary. In 
the central part of the site, this slope extends farther west into the property and is 
separated from a second, west-facing slope by an intervening landform. Outside these 
areas, the site does not contain other significant slopes. 

3.2 Groundwater  
GWE completed a review of the WRC maps (WRC, 2025) which indicates there are no 
groundwater bores on the site or within 100 m of the site. The venue and adventure 
camps to the northeast of site across Lake Karapiro have seven bores between <25 m to 
greater than 100 m depths.  
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Site investigations completed by Mitchell Geocon (MGG, 2022) identified no 
groundwater to the extent of investigation of 4.0 m, in late April. CPT tests encountered 
groundwater between 8.6 m and 12 m below ground level consistent with level of lake 
Karapiro. Bore logs have been provided in Appendix B. 

3.3 Surface Water 
Lake Karapiro is located adjacent to the west of the site. A small unnamed stream passes 
through the site from east to west in the southern portion of the site. 

The small stream is registered on the Waikato Classification Maps, Lake Karapiro is 
classified as an Indigenous Fish Habitat, Trout Habitat and Contact Recreation water 
body.  

3.4 Flooding 
GWE reviewed the South Waikato District Council maps (SWDC, 2026) and the Waikato 
Regional Hazards Portal. Neither source identifies the site as being susceptible to 
flooding. 

3.5 Waikato Regional Council Consents 
One water take consent is recorded within 100 m of the site area, on the opposing bank 
of Lake Karapiro from the site. 

3.6 Geological Setting 
GNS science Geological mapping indicates that the site is underlain by Holocene River 
deposits (Taupo Pumice Alluvium) consisting of Predominantly pumice sand, silt and 
gravel alluvium with charcoal fragments; derived from Taupo Pumice Formation. 

The Landcare Research SMAP (SMAP, 2026) indicates that the underlying geology is 
overlain by pumice alluvium considered to be well-draining sandy to loamy pumice 
soils.  

3.7 Ground Conditions 
A geotechnical investigation was conducted by Mitchell Geocon Geotechnical in 2022 
(MGG, 2022) which identified topsoil overlying coarse sand with minor silts to at least 
4.0 m below ground level at three of the four areas of the site (see site plan). The fourth 
area of site reported topsoil overlying minor silt layers overlying fine sandy SILT to 0.7 m 
overlying coarse sand to 4.0 m. 

4 REGULATORY SETTING 
New Permitted residential onsite wastewater discharges from secondary treatment 
plants are controlled under the Waikato Regional Council (WRC) Waikato Regional Plan 
(WRP) rule, 3.5.7.6 for an improved wastewater treatment system. This has been 
summarised below. Critical setbacks have been noted against the relevant rule. 
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4.1 Rule 3.5.7.6 
Except as provided for by Rule 3.5.7.6, the discharge of domestic sewage effluent 
(including grey water but not including stormwater) onto or into land outside the Lake 
Taupo Catchment from an on-site domestic sewage treatment and disposal system is a 
permitted activity subject to the following conditions: 

Table 3 :Permitted Activity Rule – Discharge of Sewage from Improved On-Site Domestic 
Sewage Treatment and Disposal Systems 

 RULE ASSESSMENT 

A The volume of effluent to be discharged shall not exceed three cubic 
metres per day averaged over any one-month period. 

To be assessed on 
each individual lot. The 
assumed 8 person 
dwelling complies. 

B The design, construction, operation and maintenance of the system 
shall meet the following standards: 
 Pretreatment of effluent to a standard not to exceed 

concentrations of 20g/m3 of Biological Oxygen Demand and 
30g/m3 of suspended solids 

 During times of normal wet winter groundwater level, there shall 
be at least 600 mm separation distance between the 
groundwater level and the bottom of the disposal trench or 
300 mm between the groundwater level and dripper irrigation 
lines, where dripper irrigation lines are used and the design 
loading rate for effluent disposal is less than 5 mm/day. 

 There shall be no adverse change in groundwater quality as a 
result of the discharge, or in combination with other discharges 

 There shall be no adverse change in surface water quality as a 
result of the discharge, or in combination with other discharges 

 There shall be no direct discharge of effluent into groundwater 
or surface water. 

A tested and approved 
system must be 
selected. 
Minimum setback of 
0.6 m from the base of 
the disposal system to 
groundwater or 1.2m 
from surface for the 
deepest conventional 
system. 

C 
The discharge shall not result in any objectionable effects from 
odour beyond the boundary of the subject property. 

Can comply with 
appropriate treatment 
and disposal system 

D 

The sewage disposal system shall not be sited within 30 m of a 
Natural State Water Body or Fisheries Class Water Body as specified 
in the Water Management Class Maps, and 10 m from any other 
surface water body. 

A minimum setback 
from Lake Karapiro of 
30 m and the small 
stream of 10 m is 
required. 

E 

Written proof of compliance with this Rule shall be provided to the 
Waikato Regional Council on require in the form of either: 
 Certification by a person who is qualified and experienced in the 

field of onsite sewage treatment and disposal that the system 
will consistently satisfy the above standards taking into account 
the relevant site constraints, or 

 The discharge shall not result in any objectionable odour beyond 
the boundary of the subject property. 

This report has been 
completed and 
reviewed by persons 
qualified and 
experienced in onsite 
wastewater treatment 
and disposal 
assessments. 

f The discharge shall not occur within 20 m of a Significant 
Geothermal Feature. 

NA 
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5 SITE CHARACTERISTICS AND RISK CONSIDERATIONS 
Due to the preliminary nature of the investigation no specific location has been 
identified for the treatment plant or disposal field, and assessments have been made on 
a per lot based assessment. A summary of site characteristics and constraints of the new 
lots has been presented in Table 4. 

Table 4: Site Constraints 

CHARASTERICTIC ASSESSMENT 

Slope It is understood that the lots will be predominantly level with more 
significant slopes accommodated within reserve areas. Within areas of 
more significant slopes in the north of site which fall to Lake Karapiro, a 
25 m Top of bank setback has been adopted for the proposed dwelling 
location, this should also be applied to the onsite wastewater treatment 
and disposal fields. 

Groundwater Groundwater beneath the site is expected to correspond to Lake Karapiro 
level of RL 52 m, this is a minimum of 3 m below ground level within the 
lower lying lots. 

Surface Water A minimum 30 m setback from Lake Karapiro should be observed for any 
wastewater treatment and disposal system, and a 10 m setback from the 
small stream onsite should be observed. 

Fill No filling has been noted, however the levelling of the sections may 
require some cut to fill may occur, any disposal area must not be within an 
area of fill unless detailed fill design is completed to ensure that over or 
under compaction of soils does not occur and that appropriate fill material 
is used. 

Stormwater Disposal The wastewater disposal areas are to be located up or cross gradient of 
any stormwater disposal infrastructure, to ensure no stormwater flows onto 
or over the wastewater disposal fields. 

Land use History Stock Grazing. 

Vegetation Cover Grassed, final disposal areas may be plated in appropriate plantings.  

Utilities No water or wastewater reticulation is provided to the site.  

Critical Setback  Property boundary 1.5 m. 
 Lake Karapiro 30 m. 
 25 m Top of bank setback. 
 Unnamed stream 10 m. 
 Groundwater 1.2 m below ground level. 

 

6 TREATMENT SYSTEM 
The final size and type of wastewater treatment system used on each lot will depend on 
the final layout of the lot and the wastewater generation potential of the building 
constructed e.g. flow allowances and site occupancy., Minimum sizing for 
primary/reserve disposal areas has been provided in the following sections and sizing is 
based on the assumed wastewater generation potential presented in section 2.1. 
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6.1 Secondary Treatment 
Based on the concentration of onsite effluent disposal resulting from the proposed 
subdivision a secondary treatment is required for each lot. Any secondary wastewater 
treatment plant is required to treated wastewater to the following standard and have 
independent and or otherwise approved testing to verify its performance (e.g. OSET 
certification). 

 20g/m3 of Biological Oxygen Demand 

 30g/m3 of suspended solids 

The sizing on any wastewater treatment plant will rely on the final design of the 
dwelling on each lot however the adopted plant must be designed and tested to treat 
the design flow volumes for the proposed dwelling. For the assumed development a 
minimum design loading of 1,440L/day is required. 

The flowing secondary treatment systems have been approved for use within the 
Rotorua Lakes area for their tested secondary treatment ability and improved nitrogen 
removal. Other products are available on the market which achieve similar results with 
the specific system selected at the time of lot development. 

 Hynds Advanced Lifestyle (now Lifestyle Ultimate) 

 Innoflow Advantex AX 20 Mode 3 

 Ozzi Kleen RPA 10A+ 

 Waterflow NZ Ltd Econo-Treat VBB C-2200-2 

7 LAND DISPOSAL SYSTEM 

7.1 Soil Category 
The boreholes intersected sandy soil consistent with a Category 2, along with Fine sandy 
Silt soils consistent with a Category 3 soil.  

The design soil category has been assessed as soil Category 3, as this is the most 
restrictive soil capacity encountered within the soil profile, in accordance with 
AS/NZS 1547:2012 C.5.2.3.1. 

7.2 Treated Effluent Land Disposal 
Based on the on-site soil category and groundwater depths encountered, the following 
land-disposal options are suitable for the design area. Each option is based on 
Category 3 soil and complies with Table M1 of AS/NZS 1547:2012: 

 Conventional Trenches –30 mm/day. 

 Conventional Beds – 30 mm/day. 

 Pressure Compensating Dripper Irrigation (PCDI) – 4 mm/day. 

The total area for each has been provided in Table 6. 

Table 5: Land Disposal Area Summary 
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METHOD SECONDARY TREATMENT 

Loading Rate Area 

Beds 30 mm/day 1 x Bed 48 m2 

Trenches 30 mm/day 5 x Trenches – 130 m2 

PCDI 4 mm/day 360 m2 

 

The most specially demanding disposal method is a PCDI design; therefore, this area 
requirement has been adopted as the default area requirement for effluent disposal. For 
the adopted five-bedroom dwelling this equates to a primary disposal area comprising 
of 360 m2 with a reserve area of 50% (180 m2) of the main disposal area requiring a 
maximum total area required of 540 m2.  

Where lots have 540 m2 or more for wastewater disposal there is no restriction on 
wastewater treatment and disposal method, those with less will require either a higher 
level of treatment or a site-specific assessment to use a less conservative loading rate. 

7.3 Lot Assessment 
Cogswell Surveys Limited have produced an available effluent disposal areas plan 
identifying areas available on each lot with the following allowances. 

 1.5 m property boundary setback. 

 30 m Lake edge setback. 

 25 m Top of bank setback. 

 800 m2 building platform. 

Areas identified range from 1,568 m2 to 16,755 m2, indicating that the necessary 
maximum area required for effluent disposal area is achievable on each lot.  

8 ASSESSMENT OF ENVIRONMENTAL EFFECTS 
8.1 Impact on Surface Water 

Lake Karapiro is located adjacent to the west of the site, a setback of 30 m has been 
observed from the lake edge. This complies with the WRP minimum setback of 30 m.  

Overall, the effects on surface water are assessed as less than minor. 

8.2 Impact on Groundwater 
The proposed land disposal systems will distribute highly treated effluent over an area 
at a loading rate recommended for the soil types encountered during ground 
investigation on the site, the site conditions and constraints.  

Investigations across the site did not encounter groundwater at depths of up to 4.0 m 
below ground level, CPT investigations encountered groundwater at between 8 m to 
10 m below ground level, corresponding to the level of Lake Karapiro.  
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The separation distance exceeds the minimum setback required of 0.6 m below the base 
of the disposal system required in the WRP. No bores are located within 100 m of the 
site which exceeds the WRP minimum 30 m setback to a water supply bore.  

Based on the above information, the impact on groundwater at the site is considered to 
be less than minor. 

8.3 Impact on Soil 
The soils are categorised as Category 3 loading rates specified represent a conservative 
loading rate provided in ASNZ1547:2017 Tables L1 and M1, which is not expected to 
adversely affect the long-term acceptance rate (LTAR) of the soils at the site. Any 
nitrate/nitrogen from the treatment plant will be denitrified by the carbon in the soil 
layers and micro-organisms. 

Overall, effects on soil processes and nutrient loading are assessed as less than minor. 

8.4 Impact on Amenity Values  

Given the high level of treatment provided by the secondary treatment systems, odours 
are not anticipated at the plant nor the disposal field. The volume of treated effluent 
produced is proposed to be dispersed over a large disposal area. The treatment plant 
will be located at least 1.5 m from habitable spaces and 1.5 m from lot boundaries. The 
treatment plant is not expected to result in any discernible adverse noise effects to the 
owners or neighbours.  

Constituents remaining in the treated effluent such as nitrogen and phosphorus will be 
taken up by surrounding vegetation and transpired to the air. Regular doses of treated 
wastewater within the disposal area will promote vegetation growth. 

Adverse effects of amenity values are therefore assessed as less than minor. 

8.5 Summary  

The proposed wastewater treatment and disposal systems have been designed in 
accordance with relevant technical standards and is consistent with the Resource 
Management Act (RMA) and the WRC WRP. Furthermore, there are several minimum 
setbacks and design features that will mitigate against environmental effects, including: 

 Secondary treatment meeting the required effluent quality standards of 20 g/m³ 
biochemical oxygen demand and 30 g/m³ suspended solids. 

 Land disposal by conventional beds or trenches at 30 mm/day, or PCDI at 
4 mm/day, based on Category 3 soil. 

 Minimum setbacks of 30 m from Lake Karapiro, 10 m from the unnamed stream, 
1.5 m from property boundaries, and 0.6 m between the base of the disposal 
system and groundwater. A 25 m setback from the top of bank for wastewater 
treatment and disposal fields. 

 Provision of a primary disposal area and a reserve area equal to 50% of the primary 
disposal area. 
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 Siting wastewater disposal areas upgradient or cross-gradient of stormwater 
infrastructure, with ongoing monitoring and maintenance in accordance with 
supplier requirements. 

Overall, adverse effects on surface water, groundwater, soil, public health, and amenity 
are expected to be less than minor and contained entirely within the site boundaries of 
each lot. Ongoing monitoring and maintenance of the system in accordance with 
supplier requirements will ensure the low level of effects are maintained throughout the 
system’s operational life. 

9 LIMITATIONS 
This report has been prepared for the sole benefit of Kevin and Lynn Tylee as our 
Client, and their appointed representatives, according to their instructions, for the 
specific objectives described herein.  This report is qualified in its entirety and should be 
considered in the light of our Terms of Engagement with the Client and the following: 

a. Data or opinions contained within the report may not be used in other contexts or 
for any other purpose without our prior review and written agreement.  Any 
reliance will be at the parties’ sole risk.  

b. No responsibility is assumed for inaccuracies in reporting by the information 
providers. In no event, regardless of whether GWE ‘s consent has been provided, 
does GWE accept any liability, whether directly or indirectly, for any liability or loss 
suffered or incurred by any third party to whom this report is disclosed placing any 
reliance on this report, in part or in full. 

c. GWE has relied on information provided by the Client and by third parties to 
produce this document and arrive at its conclusions. GWE has not verified 
information provided (unless specifically noted otherwise) and we assume no 
responsibility and make no representations with respect to the adequacy, accuracy, 
or completeness of such information.  
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Recommended Conditions: 

1. The subdivision and associated land-use activities must be undertaken in general 

accordance with the following plans approved on XX November 2026 and 

documents, except where modified by another condition of these consents: 

a. [final scheme plan title, author, drawing number, revision and date]; 

b. [the addendum prepared by author, titled, dated; 

c. [approved staging plan title, author, drawing number, revision and date]; 

d. [approved Landscape Master Plan title, author, drawing number, revision and 

date]; 

e. [approved Landscape and Visual Assessment title, author and date]; 

f. [approved Ecological Management Plan title, author, revision and date]; 

g. [approved civil-engineering plans and reports, identified individually by title, 

author, reference, revision and date]; 

h. [approved transportation assessment and subsequent responses, identified 

individually by title, author and date]; and 

i. [any other approved documents]. 

2. Where there is any inconsistency between an approved plan or document and a 

condition of these consents, the condition must prevail. 

3. The consent holder shall ensure that the Land Transfer Plan submitted for 

certification under s223 of the Resource Management Act 1991 for each stage is in 

general accordance with the plans approved under Condition 1(a) and (c). 

4. The consent holder shall ensure that Lots 203 and 204 are shown on the Land 

Transfer Plan submitted for s223 certification as road to vest in Council. 

5.4. The consent holder shall ensure that the Land Transfer Plan submitted for s223 

certification for each applicable stage of the subdivision is endorsed with the 

following amalgamation conditions: 

a. Stage 1: 

That Lot 101 hereon (legal access) be held as to 3 undivided one-third 

shares by the owners of Lots 13, 14 and 15 hereon as tenants in common 

in the said shares and that individual Records of Title be issued in 

accordance herewith. (LINZ reference 1997610); 

b. Stage 2: 

That Lot 107 hereon (legal access) be held as to 3 undivided one-third 

shares by the owners of Lots 63, 64 & 65 as tenants in common in the said 

shares and that individual Records of Title be issued in accordance 

herewith. 

That Lot 108 hereon (legal access) be held as to 4 undivided one-fourth 

shares by the owners of Lots 67, 68, 69 & 70 as tenants in common in the 

said shares and that individual Records of Title be issued in accordance 

herewith. (LINZ reference 1997612); 
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c. Stage 3: 

That Lot 102 hereon (legal access) be held as to 3 undivided one-third 

shares by the owners of Lots 20, 21 & 22 hereon as tenants in common in 

the said shares and that individual Records of Title be issued in accordance 

therewith. 

That Lot 103 hereon (legal access) be held as to 3 undivided one-third 

shares by the owners of Lots 32, 34 & 36 hereon as tenants in common in 

the said shares and that individual Records of Title be issued in accordance 

therewith. (LINZ reference 1997613). 

6.5. The consent holder shall ensure that the section 224(c) certification application for 

each stage lists and details how each condition has been met. 

Staging 

7.6. The subdivision may be undertaken in three stages, in general accordance with the 

approved staging plan, subject to the following requirements: 

a. unless a condition expressly provides otherwise, every condition of this consent 

applies separately to each stage; 

b.a. any requirement that must be satisfied before physical works commence 

applies before physical works commence within each stage; 

c.b. any requirement that must be satisfied before certification under section 223 

or section 224(c) of the Resource Management Act 1991 applies before that 

certification is sought for each stage; 

d.c. each stage must be designed, constructed and serviced so that it can operate 

independently until the subsequent stages are completed; 

e. all works, services, mitigation, certifications, consent notices, covenants and 

other legal instruments required for a stage must be completed or secured 

before section 224(c) certification is sought for that stage; 

f.d. physical works associated with a subsequent stage must not commence until 

Council has issued the 224(c) certificate for the preceding stage; and 

g. any ongoing monitoring, maintenance, replacement or protection obligation 

continues to apply notwithstanding the completion of that stage or 

commencement of a subsequent stage. 

Lapse 

8.7. Pursuant to section 125 of the Resource Management Act 1991, these consents will 

lapse five 10 years after the date on which they commence unless: 

a. the relevant consent has been given effect to before that date; or 

b. Council grants an extension under section 125 of the Resource Management 

Act 1991. 
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Stage One 

Engineering plans 

9.8. No less than 20 working days before physical works commence within each stagefor 

stage one, the consent holder must submit detailed engineering plans for that stage 

to Council for certification. 

10.9. The engineering plans must be prepared by a suitably qualified and experienced 

professional or professionals with experience relevant to the works being designed. 

11.10. The purpose of the engineering-plan certification is to confirm that the detailed 

design for the relevant stagestage one  is consistent with: 

a. the approved plans and documents; 

b. the applicable requirements of the Regional Infrastructure Technical 

Specifications; 

c. the certified subdivision-wide Stormwater Management Plan; 

d. the performance standards and other requirements of these conditions; and; 

e.  any departure from the Regional Infrastructure Technical Specifications or 

approved plans expressly authorised by these consents. 

12.11. The engineering plans must, where relevant to the stage, include: 

a. the 25 m building restriction line measured from the top of the bank of the 

Waikato River; 

b. the building setback determined by a 1V:2H projection from the toe of any 

slope exceeding 25 degrees; 

c. the boundaries of all approved building areas, primary and reserve wastewater-

disposal areas, ecological protection areas and bat-habitat setbacks; 

d.a. earthworks, proposed finished contours and final landforms; 

e. erosion and sediment-control measures; 

f.b. the design of roads, intersections, rights of way and vehicle crossings, including 

carriageway widths and, gradients; and sight distances; 

g.c. stormwater collection, conveyance, treatment, detention, soakage and 

discharge, including roadside swales, culverts, discharge points, overland-flow 

paths and erosion protection captured in an updated stormwater management 

plan; 

h.d. how the stormwater design for the stage implements the certified Stormwater 

Management Plan; 

i.e. electricity and telecommunications infrastructure; 

j.f. the existing Waikato River Trail where it is affected by roads, intersections, 

vehicle crossings, drainage works or sightline improvements, including any 

temporary diversion, local regrading or local realignment required during 

construction; 

k.g. utility, access, drainage and maintenance easements; 

l.h. the ownership and maintenance responsibility for each infrastructure asset; 
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and 

m.i. connections to infrastructure established or to be established through another 

stage. 

13.12. Any material change to a certified engineering plan must be submitted to Council for 

further certification before the change is implemented. Council may certify the 

change only where it remains consistent with the matters identified in conditions 11 

and 12. 

14.13. Physical works associated with a stage must not commence until Council has certified 

in writing that the engineering plans for that stage satisfy conditions 9–12. 

Construction management 

15.14. No less than 20 working days before physical works commence within each stage, 

the consent holder must submit a Construction Management Plan for stage onethat 

stage to Council for certification. 

16.15. The purpose of the Construction Management Plan is to set out the procedures and 

measures that will be implemented to avoid or minimise adverse construction effects 

on neighbouring properties, the road network, the Waikato River, ecological areas, 

public infrastructure and public access. 

17.16. The Construction Management Plan must include:-. 

a. the name and contact details of the contractor and site manager; 

b. the anticipated construction programme; 

c. construction hours; 

d. site access and construction-traffic arrangements; 

e. contractor parking and loading areas; 

f. the location of construction compounds, material-storage areas, equipment-

storage areas and stockpiles, together with any screening measures; 

g. dust, noise and vibration controls; 

h. erosion and sediment controls; 

i. temporary stormwater-management measures; 

j. earthworks and stockpile management; 

k. measures applying near the Waikato River, gullies and ecological areas; 

l. measures for maintaining safe public use of the existing Waikato River Trail, 

including any temporary closure, diversion or local alteration required during 

construction; 

m. procedures for receiving, recording and responding complaints; 

n. procedures for preventing damage to public infrastructure; and 

o. procedures for restoring any public or private property affected by the works. 

p. Accidental discovery protocol included as mentioned below in condition 18.  

o.q. Requirements of the Ecological Management Plan such as accidental discovery 

of lizards protocol and removal of any potential roosting trees.  
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Accidental discovery 

17. If any archaeological material, kōiwi or taonga is discovered during earthworks: 

a. all works within 20 m of the discovery must cease immediately; 

b. the discovery area must be secured against further disturbance; 

c. Council, Heritage New Zealand Pouhere Taonga, Raukawa Charitable Trust and 

Ngāti Koroki Kahukura must be notified as soon as practicable; 

d. the New Zealand Police must also be notified if the discovery includes kōiwi;the 

discovery must be managed in accordance with the requirements of the 

Heritage New Zealand Pouhere Taonga Act 2014 and any applicable tikanga 

agreed with tangata whenua; and 

e. works must not recommence within the affected area until any necessary 

statutory authority has been obtained and Council has received written 

confirmation that the applicable archaeological and cultural requirements have 

been addressed. 

 

18. Council may certify a Construction Management Plan only where it demonstrates 

that the purpose in condition 16 will be achieved and includes the information 

required by condition 17. 

19. Physical works within a stage must not commence until Council has certified the 

Construction Management Plan for that stage in writing. 

20. All construction activities must be undertaken in accordance with the certified 

Construction Management Plan. A copy of the certified plan must be held on site and 

made available to Council on request. 

Earthworks and geotechnical requirements 

21. Earthworks must be undertaken in general accordance with the approved earthworks 

plans (approved as part of conditions 11 and 12), the certified engineering plans and 

the approved geotechnical recommendations. 

22. Earthworks must be supervised by a suitably qualified and experienced geotechnical 

professional to the extent required by the approved geotechnical recommendations. 

23. Any uncontrolled or unsuitable fill encountered during construction must be 

removed or remediated in accordance with the written recommendations of the 

supervising geotechnical professional. 

24. Fill supporting a building area, road or other structure must be placed and compacted 

as engineered fill and certified by a suitably qualified and experienced geotechnical 

professional. 

25. Earthworks must be undertaken so that runoff, sediment, dust or debris does not: 

a. cause damage or nuisance beyond the area of works; or 

b. enter the Waikato River, a wetland, gully or other waterbody. 

26.25. Before earthworks commence within each stage, the erosion, sediment and dust-

control measures required by the certified Construction Management Plan must be 
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installed and made available for Council inspection. 

27. Erosion and sediment-control measures must remain in place and be maintained in 

effective operating condition until the affected land has been stabilised against 

erosion. 

28. The consent holder shall ensure that the following areas as confirmed by a suitably 

qualified and experienced geotechnical professional are identified using a unique 

identifier on the Land Transfer Plan submitted for s223 certification: 

a) the 25 m building restriction line measured from the top of the bank of 

the Waikato River; 

b) for any lot containing slopes steeper than 25 degrees, the building setback 

determined by a 1V:2H projection from the toe of the relevant slope; 

c) the relationship of those restrictions to the proposed lot boundaries and 

approved building areas; 

d) any additional geotechnical restriction applying to an approved building 

area; and 

e) the building restriction areas described in (a) and (b), and any additional 

area in which building is prohibited under (d), must be accurately shown and 

uniquely identified on the Land Transfer Plan submitted for certification 

under section 223. 

29. No approved building area may be located within a building restriction or 

geotechnical setback identified under condition 28. 

30.26. Before certification under section 224(c) of the Resource Management Act 1991 is 

sought for each stage, theThe consent holder must provide a geotechnical-

completion report prepared by a suitably qualified and experienced geotechnical 

professional confirming: 

a. the nature, extent and depth of fill placed; 

b. the compaction standards achieved; 

c. the suitability of each approved building area; 

d. any limitations applying to future buildings or foundations; 

e. that the 25 m building restriction line and the setback determined by a 1V:2H 

projection from the toe of slopes exceeding 25 degrees have been accurately 

identified; 

f. that the identified building restrictions and slope setbacks remain appropriate 

following completion of the earthworks; and 

g. any geotechnical limitation or recommendation that must be secured through 

a consent notice. 

g.h. Any restrictions that need to be shown on the s223 LT plan. 

Roads and access 

31.27. The roads to vest in Council, intersections, rights of way and vehicle crossings must 

be designed and constructed in accordance with: 

a. the approved scheme plans; 
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b. the certified engineering plans; 

c. the applicable Regional Infrastructure Technical Specifications; and 

d. the transportation mitigation identified in Council’s transportation-review 

documents dated 1 July 2025 and 14 August 2025. 

32. The detailed engineering plans for each intersection with Horahora Road must: 

a. provide basic left-turn and right-turn widening as per Austroads; 

b. be prepared in accordance with Parts 4 and 4A of the Austroads Guide to Road 

Design; 

c. demonstrate that all widening, entry and exit tapers, drainage infrastructure, 

roadside regrading and local alterations to the existing Waikato River Trail can 

be accommodated within the road reserve, unless an alternative legal 

arrangement has been secured; 

d. maintain effective roadside drainage, including through culverts or equivalent 

measures where required; and 

e. provide for the safe regrading, local realignment and reinstatement of the 

existing Waikato River Trail where it is affected by the intersection works. 

33. Before section 224(c) certification is sought for the first stage relying on an 

intersection with Horahora Road, the consent holder must provide certification from 

a suitably qualified and experienced transportation engineer confirming that the 

intersection has been constructed in accordance with the certified engineering plans 

and condition 32. 

34.28. Each vehicle crossing must: 

a. be located generally in accordance with the approved scheme and 

transportation plans; 

b. be formed in accordance with the applicable Regional Infrastructure Technical 

Specifications rural-residential vehicle-crossing standard; 

c. have a gradient no steeper than 1 vertical in 12 horizontal within the vehicle-

crossing formation; 

d. be at or above the level of Horahora Road for at least the first 6 m measured 

from the edge of the road carriageway, unless an alternative design is certified 

under conditions 9-12 as providing the required sight distance; 

e. provide the sight distance required by condition 35; 

f. be designed so that stormwater does not discharge onto Horahora Road; and 

g. provide for the safe crossing and continuity of the Waikato River Trail. 

35.29. For the purpose of detailed intersection and vehicle-crossing design, sight distance 

must be assessed using the legal speed limit of the road along the development 

frontage and must provide: 

a. at least 160 m sight distance at each vehicle crossing, measured in accordance 

with RTS 6; and. 

b. at least 248 m sight distance at each subdivision intersection, measured in 

accordance with the applicable Austroads requirements. 
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36.30. The sight distance available at every intersection and vehicle crossing created within 

stage one a stage must be demonstrated through the engineering-plan certification 

required by conditions 9-12. The assessment must take account of: 

a. the final intersection or vehicle-crossing location and level; 

b. the driver-eye position prescribed by RTS 6; 

c. the final road and vehicle-crossing gradients; 

d. roadside vegetation; 

e. roadside berms and embankments; and 

f. the alignment and level of the Waikato River Trail. 

37.31. Where the required sight distance cannot be conclusively demonstrated before 

construction, it must be verified on site following formation of the intersection or 

vehicle crossing. Before section 224(c) certification is sought for stage one the 

relevant stage, the consent holder must provide certification from a suitably qualified 

and experienced transportation engineer confirming that the sight distance required 

by condition 325 has been achieved. 

38.32. Where excavation or regrading of a roadside berm or embankment is necessary to 

provide the required sight distance or intersection widening, the consent holder 

must: 

a. maintain effective roadside drainage; 

b. Where the works required by condition 39 affect the Waikato River Trail, the 

affected section of the trail must be safely realigned, regraded and reinstated 

in accordance with the certified engineering plans before the shared access is 

brought into use. 

b. safely regrade or locally realign the existing Waikato River Trail where 

necessary; 

c. reinstate the affected section of the trail in accordance with the certified 

engineering plans and to a standard consistent with the adjoining trail; and 

d. before section 224(c) certification is sought for the relevant stage, provide 

certification from a suitably qualified and experienced engineer confirming that 

the drainage and trail-reinstatement works have been completed in accordance 

with the certified engineering plans. 

Access serving Lots 1 and 2 

39. Before section 224(c) certification is sought for the stage containing Lots 1 and 2, the 

roadside embankment north of the shared access serving those lots must be cut 

down and regraded to provide the sight distance shown on the approved 

transportation plans. 

40.1. Where the works required by condition 39 affect the Waikato River Trail, the affected 

section of the trail must be safely realigned, regraded and reinstated in accordance 

with the certified engineering plans before the shared access is brought into use. 

Access serving Lots 13–15 

41.33. The shared access serving Lots 13–15 must: 
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a. be located approximately 35 m north of the location originally assessed, as 

shown on the approved scheme and transportation plans; 

b. include the removal of vegetation on the western side of the curve where it 

intrudes into the required sight envelope; 

c. provide a sight envelope extending from the outside edge of the Horahora Road 

carriageway to a point 2 m behind the driver-eye position at the shared access; 

d. maintain the sight envelope free of buildings, structures and vegetation that 

would obstruct visibility; and 

e. provide headlight screening no more than 1 m high, located close to the eastern 

edge of the access carriageway and extending to the boundary with Lot 15, or 

for such other distance shown on the approved transportation plans. 

 

42. Before section 224(c) certification is sought for the stage containing Lots 13–15: 

a. the sight-envelope works, vegetation removal and headlight screening required 

by condition 41 must be completed; 

b.f. a suitably qualified and experienced transportation engineer must certify that 

the completed works provide the visibility and headlight mitigation shown on 

the approved transportation plans; and 

g. No gate may be installed across the entrance of a shared right of way where it 

connects with Horahora Road. 

h. Where a lot boundary is less than 8 m from the edge of the Horahora Road 

carriageway, any gate providing vehicle access from Horahora Road must be 

recessed at least 8 m from the edge of the carriageway. 

c.i. a consent notice must be prepared in registrable form against each lot 

containing or relying on the sight envelope or headlight screening, requiring 

those measures to be retained and maintained on an ongoing basis. 

Rights of way and gates 

43.34. All sharedThe rights of way must be designed and constructed in accordance with the 

certified engineering plans and the applicable Regional Infrastructure Technical 

Specifications and must meet the following minimum standards: 

a. where serving one residential lot, a formed carriageway width of 4.5 m; 

b.a. where serving between two and six residential lots, a formed carriageway width 

of 6 m; 

c. Lot 104 may have a minimum legal width of 6 m where it serves only Lots 43 

and 47; and 

d.b. all other shared rights of way must have a minimum legal width of 7 m.No gate 

may be installed across the entrance of a shared right of way where it connects 

with Horahora Road.  

44.35. Where a lot boundary is less than 8 m from the edge of the Horahora Road 

carriageway, any gate providing vehicle access from Horahora Road must be recessed 

at least 8 m from the edge of the carriageway. 

45.1. No gate may be installed across the entrance of a shared right of way where it 
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connects with Horahora Road. 

Horahora Road curve-safety improvements 

46.36. Before section 224(c) certification is sought for the first residential stage, tThe 

consent holder must complete the following safety improvements to the reverse 

curves adjoining the site: 

a. install or reinstate edge-marker posts at the spacing required by the Traffic 

Control Devices Manual, including at approximately 15 m centres through the 

reverse curves where applicable; 

b. install white raised reflective pavement markers at 20 m centres along the 

centreline and at 10 m centres along the solid centreline through the reverse 

curves; 

c. install red raised reflective pavement markers at 10 m centres along the left-

hand edge lines through the reverse curves; 

d. install compliant advance curve-warning and advisory-speed signage; 

e. install four-bar chevron sight boards on both approaches to the reverse curves; 

and 

f. confirm that the existing chevron curve-indicator signs are located in 

accordance with the Traffic Control Devices Manual and relocate any non-

compliant sign. 

Waikato River Trail 

47.37. Safe and continuous public use of the Waikato River Trail must be maintained 

throughout construction, except during a temporary closure or diversion undertaken 

in accordance with condition 48.the below condition. 

48.38. Before temporarily closing or diverting any part of the Waikato River Trail, the 

consent holder must: 

a. obtain the prior written agreement ofnotify the Council’s trail manager; 

b. provide a safe and clearly marked temporary route, where practicable; 

c. install appropriate warning and directional signage; 

d. provide barriers or other public-safety measures appropriate to the nature of 

the works; and 

e. notify trail users through the method and within the timeframe agreed with 

Council’s trail manager. 

49.39. Any part of the Waikato River Trail damaged or, disturbed or relocated by 

construction must be: 

a. safely regraded or locally realigned where necessary to accommodate an 

approved intersection, vehicle crossing, roadside-drainage work or sightline 

improvement; 

b. reinstated in accordance with the certified engineering plans; 

c. reinstated to a formation width, surface and standard consistent with the 

adjoining trail; and 
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d. available for safe public use before section 224(c) certification is sought for the 

relevant stage. 

Stormwater 

50. Before or at the same time as the detailed engineering plans for the first stage are 

submitted under condition 9, the consent holder must submit an updated 

subdivision-wide Stormwater Management Plan to Council for certification. 

51.40. The purpose of the Stormwater Management Plan is to: 

a. identify the stormwater infrastructure and treatment measures required to 

service the subdivision; 

b. ensure that stormwater runoff is collected, conveyed, treated and discharged 

in accordance with the approved stormwater design; 

c. protect the Waikato River, gullies, wetlands and other receiving environments 

from scour, erosion, sediment and contaminants; and 

d. establish clear and enforceable requirements for the operation, inspection, 

maintenance, repair and replacement of all private and communal stormwater 

infrastructure. 

52.41. The Stormwater Management Plan must be prepared by a suitably qualified and 

experienced stormwater professional and submitted as part of the engineering 

design and must include: 

a. plans identifying all communal and on-lot stormwater infrastructure; 

b. the stormwater collection, conveyance, treatment, detention, soakage and 

discharge measures applying to roads, accessways, common areas and 

residential lots; 

c. the design and performance requirements for roadside swales, culverts, 

treatment devices, detention and soakage devices, discharge points and 

overland-flow paths; 

d. erosion and scour protection at discharge points; 

e. the stormwater-treatment measures required before discharge; 

f. the ownership and maintenance responsibility for each stormwater asset; 

g. the inspection, servicing, maintenance, repair and replacement requirements 

for each type of stormwater asset; 

h. the required frequency of inspections and maintenance; 

i. the allocation of maintenance, repair and replacement costs for any 

stormwater asset serving more than one lot; 

j. any access arrangements required to inspect, maintain, repair or replace 

communal stormwater infrastructure;  

k. the records that must be retained to demonstrate inspection and maintenance; 

l. procedures for responding to blockages, failures, erosion, flooding or other 

stormwater-related incidents; and 

m. the ongoing obligations to be imposed on the owners of the residential lots 
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through consent notices. 

53. Council may certify the Stormwater Management Plan only where it demonstrates 

consistency with: 

a. the approved stormwater design; 

b.m. the applicable requirements of the Regional Infrastructure Technical 

Specifications; 

c.n. the conditions of these consents; 

d.o. any Waikato Regional Council consent held in relation to the land, or Waikato 

Regional Council Guideline for stormwater; and. 

e. the stormwater treatment, detention, soakage and discharge outcomes relied 

upon in the application and decision. 

54. The detailed engineering plans for the first stage must not be certified until Council 

has certified the Stormwater Management Plan. The stormwater system for each 

stage must subsequently be designed and constructed in accordance with: 

a. the certified Stormwater Management Plan; 

b. the certified engineering plans; and 

c. the conditions of these consents. 

55.42. Any material amendment to the certified Stormwater Management Plan must be 

submitted to Council for further certification before it is implemented. Council may 

certify an amendment only where it achieves the purpose in condition 5142 and 

remains consistent with the matters identified in condition 4353. 

56.43. Before section 224(c) certification is sought for each stage,T the consent holder must 

provide Council with: 

a. as-built plans identifying all stormwater infrastructure established within stage 

onethat stage; 

b. certification from a suitably qualified and experienced stormwater professional 

confirming that the stormwater system has been constructed in accordance 

with the certified engineering plans and Stormwater Management Plan; 

c. confirmation of the ownership and ongoing maintenance responsibility for 

every stormwater asset established within that stage; and 

d. final version of the Stormwater Management Plan incorporating the as-built 

stormwater system for that stage. 

57. Before section 224(c) certification is sought for each stage, the consent holder must 

prepare in registrable form a consent notice under section 221 of the Resource 

Management Act 1991 against every residential title created by that stage. 

58. The consent notice required by condition 57 must: 

a. identify the applicable Stormwater Management Plan by title, author, 

reference, revision and date; 

b. identify the stormwater assets located on or serving the lot, state who 

owns each asset, and specify the lot owner’s responsibilities for any shared 

asset, including access, inspection, maintenance, repair, replacement and costs 
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require; 

c. require the owner to inspect, operate, maintain, repair and replace all private 

stormwater devices located within the lot in accordance with the Stormwater 

Management Plan; 

d. require the owner to comply with the responsibilities allocated to the lot for 

any communal stormwater infrastructure serving that lot; 

e. require the owner to meet the lot’s allocated share of the reasonable 

inspection, maintenance, repair and replacement costs for any communal 

stormwater infrastructure; 

f. prohibit any building, structure, earthwork, planting or storage that would 

obstruct stormwater infrastructure, prevent access for maintenance or impede 

an identified overland-flow path; and 

g. prohibit the modification, removal or obstruction of a stormwater device or 

overland-flow path except in accordance with a design prepared or certified by 

a suitably qualified and experienced stormwater professional and any required 

statutory authorisation. 

59.44. Where the certified Stormwater Management Plan identifies that stormwater 

infrastructure serving one lot is located on another lot, or that access across another 

lot is required for its inspection, operation, maintenance, repair or replacement, the 

consent holder must, before section 224(c) certification is sought for the relevant 

stage, provide registrable private drainage and access easement instruments. The 

instruments must identify the burdened and benefited land, the stormwater assets 

and drainage rights, and the rights of entry and maintenance. They must be 

consistent with the ownership and cost responsibilities in the certified Stormwater 

Management Plan. 

Wastewater 

60. Each residential lot must be capable of accommodating an on-site treatment and 

land-disposal system providing, as a minimum, secondary treatment of domestic 

wastewater. 

a. the design and performance of these systems must be compliant with Waikato 

Regional Council Regional Plan Rule 36.5.7.6 which governs effluent disposal 

loadings; 

b. The disposal areas be planted with water-tolerant vegetation to assist with 

further treatment and environmental integration; 

61. Each residential lot must contain both a primary land-disposal area and a reserve 

land-disposal area that: 

g. are suitable for the proposed on-site wastewater system; 

h. comply with the required setbacks from boundaries, buildings, waterbodies, 

wetlands and the Waikato River; 

i. are located outside any area subject to inundation or geotechnical instability; 

j. are located outside any identified overland-flow path, ecological protection 

area or building restriction; and 
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k. are shown on the certified engineering plans. 

62. Before section 224(c) certification is sought for each stage, a suitably qualified 

and experienced wastewater professional must provide written confirmation that 

each residential lot created by that stage can accommodate a compliant on-site 

wastewater-treatment and land-disposal system within the areas identified under 

condition 61. 

63. The consent holder shall ensure that the s224(c) certification application for each 

stage is accompanied by a consent notice in a registrable form under section 221 of 

the Resource Management Act 1991 against every residential title created by that 

stage recording that: 

a. wastewater must be treated through an on-site wastewater system providing, 

as a minimum, secondary treatment; 

b. the wastewater system must be designed by a suitably qualified and 

experienced wastewater professional; 

c. the primary and reserve land-disposal areas shown on the certified engineering 

plans must be retained and kept free of buildings, accessways and impermeable 

surfaces; and 

d. where the wastewater discharge does not comply with the applicable 

permitted-activity requirements, the necessary regional resource consent must 

be obtained before the system is installed or operated. 

Water 

64. Before section 224(c) certification is sought for each stage, the consent holder must 

prepare in registrable form a consent notice under section 221 of the RMA against 

every residential title created by that stage. The consent notice must require the 

owner, before occupying a dwelling on the lot, to provide: 

a. a potable-water supply and storage of sufficient quality and capacity for the 

residential use; and 

b. firefighting-water storage and access in accordance with SNZ PAS 4509:2008, 

New Zealand Fire Service Firefighting Water Supplies Code of Practice. 

The design of these facilities must be provided with the building consent 

application, and the facilities must be installed before the dwelling is occupied. 

Electricity and telecommunications 

65.45. The consent holder must provide an electricity power connection to the boundary of 

each residential lot created by stage onethat stage. Written confirmation from the 

network utility provider that a connection is completed to their satisfaction shall be 

submitted to Council prior to section 224(c) RMA certification 

66.46. That either: 

a. The consent holder must provide evidence to prior to 224c that each residential 

lot created in stage onethe relevant stage, as shown on the approved scheme 

plan has been provided a wired telecommunications connection, OR 

b. The consent holder must ensure that pursuant to section 221 of the Act the 

following consent notice conditions is imposed on the titles of each residential 
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lot created in stage onethe relevant stage, as shown on the approved scheme 

plan stating; “Future owners of a lot to which this consent notice relates are 

advised that a wired telecommunications connection to the allotment has not 

been installed at the time of subdivision. Future owners are advised to 

investigate wired or wireless connections at their own expense.” 

Landscape mitigation 

67.47. No less than 20 working days before physical works commence within each stage, the 

consent holder must submit a Landscape, Visual Amenity and Mitigation Planting Plan 

for stage onethat stage to Council for certification. 

68.48. TheEach Landscape, Visual Amenity and Mitigation Planting Plan must: 

a. be prepared by a suitably qualified and experienced landscape architect; 

b. be in general accordance with the approved Landscape Master Plan; 

c. integrate the requirements of the certified Ecological Management Plan; and 

d. demonstrate how the landscape mitigation required for stage onethe relevant 

stage will be established, protected and maintained. 

69.49. Each Landscape, Visual Amenity and Mitigation Planting Plan must include: 

a. the location and extent of vegetation to be retained; 

b. the location and extent of proposed planting required prior to s224 certification 

for stage one; 

c. the planting required along the Waikato River frontage, gullies, roads, 

accessways, ecological restoration areas and external site boundaries; 

d. the planting required within or adjoining individual residential lots; 

e.c. plant species, numbers, spacing and grades; 

f.d. anticipated plant heights at establishment, 10 years after establishment and 

maturity; 

g.e. site preparation, soil, staking, irrigation and mulching requirements; 

h.f. planting-season requirements; 

i.g. plant-maintenance and replacement requirements; 

j.h. pest-plant and animal-pest control measures; 

k.i. monitoring requirements and measurable performance targets; 

l. the location and design of any fencing required to protect planting or retained 

vegetation; and 

m. the person or entity responsible for implementing, monitoring and maintaining 

each planting area. 

70. Council may certify a Landscape, Visual Amenity and Mitigation Planting Plan only 

where it demonstrates consistency with: 

a. the approved Landscape Master Plan; 

b.j. be consistent with the approved Landscape and Visual Assessment and master 

plan, including proposed mitigation; 
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c. the certified Ecological Management Plan; 

d. the conditions of these consents; and 

e. the landscape and visual mitigation relied upon in the application and decision. 

71.50. All landscape planting required for each stage  prior to s224 must must be completed 

before section 224(c) certification is sought for that stage, unless: 

a. planting during that period would be inconsistent with the planting season 

specified in the certified Landscape, Visual Amenity and Mitigation Planting 

Plan; 

b. the consent holder has submitted an alternative implementation programme 

requiring the planting to be completed during the next specified planting 

season; 

c. Council has certified that implementation programme; and 

d. the consent holder has provided a bond under section 108(2)(b) of the Resource 

Management Act 1991 sufficient to cover the reasonable cost of completing 

and maintaining the deferred planting. 

72.51. Where planting is deferred under the above conditioncondition 71: 

a. the planting must be completed during the next planting season specified in the 

certified Landscape, Visual Amenity and Mitigation Planting Plan; 

b. a suitably qualified and experienced landscape architect must provide Council 

with written certification that the planting has been completed in accordance 

with the certified plan; and 

c. the bond must not be released until Council has received the certification 

required by clause (b). 

73. All landscape and visual mitigation planting must be maintained for: 

a. a minimum of five years following completion of the planting; and 

b. thereafter until at least 80% canopy cover and the other performance targets 

specified in the certified Landscape, Visual Amenity and Mitigation Planting Plan 

have been achieved, 

c. provided that the active maintenance period required by this condition need 

not exceed 15 years. 

74. During the maintenance period required by condition 73: 

a. dead, diseased, damaged or failed plants must be replaced during the next 

appropriate planting season; 

b. replacement planting must use the same species or an alternative species 

specified in the certified Landscape, Visual Amenity and Mitigation Planting 

Plan; 

c. pest plants and animal pests must be controlled in accordance with the certified 

plan; and 

d. fences, stakes, guards, irrigation and other measures required to protect the 

planting must be maintained in effective condition. 
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75. At the end of the maintenance period, the consent holder must provide Council with 

written certification from a suitably qualified and experienced landscape architect 

confirming that: 

a. the required canopy cover has been achieved; 

b. the other performance targets in the certified Landscape, Visual Amenity and 

Mitigation Planting Plan have been achieved; and 

c. the planting is established and is likely to remain viable without active 

establishment maintenance. 

76. Completion of the maintenance period does not authorise the removal or material 

reduction of planting required as landscape or visual mitigation. That planting must 

be retained thereafter, except where an individual plant is dead, diseased or presents 

a demonstrable safety risk, in which case replacement planting must be undertaken 

during the next appropriate planting season. 

77.52. Before approval of the survey plan under section 223 of the Resource Management 

Act 1991 for each stage, tThe consent holder must ensure that any landscape or visual 

mitigation planting areas required ongoing retention within privately owned lots are 

identified on the survey/LT plan for stage one.that stage. The areas shown must be 

generally consistent with the certified Landscape, Visual Amenity and Mitigation 

Planting Plan and must be identified in the consent notice to be registered against 

each affected lot. 

78. Before section 224(c) certification is sought for each stage the obligations in 

conditions 73–76, and condition 72 where planting has been deferred under 

condition 71 must be included, insofar as they apply to the lot concerned, in consent 

notices registered against the titles containing that planting. 

Ecology 

79. Before physical works commence within the first stage, the consent holder must 

submit a final subdivision-wide Ecological Management Plan to Council for 

certification. 

80.53. The Ecological Management Plan must be prepared by a suitably qualified and 

experienced ecologist and must: which; 

a. incorporates the recommendations of Council’s ecological reviewer dated 10 

August 2026; 

a.  

b. identify all existing and proposed ecological protection and restoration areas; 

c. identify the bat-habitat setbacks applying to existing and proposed bat habitat; 

d. specify the protocols applying to the inspection and removal of potential bat-

roost trees; 

e.b. specify specifies the measures applying to potential lizard habitat such as 

accidental discovery; 

f. set out the indigenous restoration and enhancement planting requirements; 

g.c. sets out the pest-plant and animal-pest control programme; 
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h. establish measurable planting, canopy-closure, habitat and pest-control 

performance targets; 

i. specify the monitoring and reporting required to demonstrate that the 

performance targets are being achieved; and 

j.d. identify identifies the person or entity responsible for implementing, 

monitoring and maintaining each ecological protection or restoration area. 

81.54. Council may certify the Ecological Management Plan only where it demonstrates 

consistency with: 

a. the approved ecological assessment and plans; 

b. the recommendations of Council’s ecological reviewer dated 10 August 2026; 

c. the approved Landscape Master Plan; 

d. the conditions of these consents; and 

e. the ecological mitigation and enhancement relied upon in the application and 

decision. 

82.55. Physical works must not commence within any stage until Council has certified the 

Ecological Management Plan in writing. 

83.56. Before physical works commence within each stage, the consent holder must provide 

Council with written confirmation from a suitably qualified and experienced ecologist 

that: 

a. a. the ecological protection and restoration areas within or adjoining that stage 

have been clearly marked or fenced; 

b. the required bat-habitat setbacks have been identified and clearly marked; 

c. contractors have been inducted into the ecological requirements applying to 

this stage;  

d. the pre works ecological inspections and surveys required by the certified 

Ecological Management Plan have been completed.  

84. No building, structure, earthwork, accessway, construction compound, storage area 

or other construction or domestic activity may occur within an ecological protection 

area or bat-habitat setback, except where expressly shown on an approved plan and 

provided for in the certified Ecological Management Plan. 

85.57. A 25 m-wide bat-habitat setback must be illustrated on the LT plan for s223 

certification in accordance with the areas shown on the approved scheme plan. 

maintained around the outer edge of the existing and proposed bat habitat identified 

on the approved ecological plans and in the certified Ecological Management Plan, 

including the relevant parts of Areas D and AI and Areas BA, BB and BC. 

 

86.58. Before section 224(c) certification is sought for each stage, allAll ecological protection 

and restoration areas located within that stagestage one (Area D only) must be legally 

protected in perpetuity through: 

a. a registered conservation covenant; and 

b.a. a consent notice under section 221 of the Resource Management Act 1991. 
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87.59. The legal protection required by the above condition 92 must: 

a. prohibit buildings, structures, earthworks, vegetation clearance, dumping, 

storage and domestic activities within the protected area, except where 

expressly authorised by the certified Ecological Management Plan; 

b. require the indigenous vegetation, restoration planting and habitat values to be 

retained and protected; 

c. require the pest-plant and animal-pest control programme in the certified 

Ecological Management Plan to be implemented on an ongoing basis; 

d. require continued compliance with the applicable monitoring, maintenance 

and replacement requirements of the certified Ecological Management Plan; 

and 

e. identify the person or entity responsible for those obligations. 

Lighting 

88. Exterior lighting must be designed, located and operated to minimise light spill onto 

the Waikato River margin, gullies, ecological protection areas and identified bat 

habitat. 

89. Exterior lighting within or adjoining a bat-habitat setback must: 

a. be directed downward; 

b. be shielded away from the Waikato River, gullies and vegetation; 

c. use luminaires with a correlated colour temperature not exceeding 2700 Kelvin; 

d. ensure that artificial light spill does not exceed 0.3 lux at the outer edge of the 

25 m bat-habitat setback; and 

e. be extinguished when not required for safety or essential access. 

Accidental discovery 

90.1. If any archaeological material, kōiwi or taonga is discovered during earthworks: 

a. all works within 20 m of the discovery must cease immediately; 

b.a. the discovery area must be secured against further disturbance; 

c.a. Council, Heritage New Zealand Pouhere Taonga, Raukawa Charitable Trust and 

Ngāti Koroki Kahukura must be notified as soon as practicable; 

d.a. the New Zealand Police must also be notified if the discovery includes kōiwi; 

e.a. the discovery must be managed in accordance with the requirements of the 

Heritage New Zealand Pouhere Taonga Act 2014 and any applicable tikanga 

agreed with tangata whenua; and 

f.a. works must not recommence within the affected area until any necessary 

statutory authority has been obtained and Council has received written 

confirmation that the applicable archaeological and cultural requirements have 

been addressed. 

Esplanade strip 

91.60. Before section 224(c) certification is sought for each stage, Tthe consent holder must, 
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in relation to the part of the Waikato River frontage contained within that stage: 

a. create a 10 m-wide esplanade strip along the full extent of that frontage in 

accordance with sections 232 and 233 and Schedule 10 of the RMA and connect 

it with the boundary of stage 3; 

b. identify the location and width of that part of the esplanade strip on the 

relevant survey plan; 

c. submit the proposed esplanade-strip instrument to Council for certification; 

d. undertake to register the certified instrument against each Record of Title 

containing part of the esplanade strip; 

e. ensure that the esplanade strip established through that stage connects 

continuously with any adjoining part of the strip previously established or 

required to be established through another stage; 

f.e. ensure that the registered instrument: 

i. secures public access along the Waikato River frontage; 

ii. binds the registered proprietors of the affected land and their 

successors in title; and 

iii. specifies the applicable rights, restrictions and ongoing landowner 

responsibilities relating to the use and management of the strip; and 

g. complete the fencing, planting, weed control, erosion protection and other 

works within or adjoining that part of the esplanade strip required by the 

approved plans, certified Landscape, Visual Amenity and Mitigation Planting 

Plan or certified Ecological Management Plan. 

Advice note: These consents do not require the Waikato River Trail to be permanently 

relocated into the esplanade strip. Any future relocation of the trail by Council would be 

undertaken separately. Any part of the existing trail disturbed by the subdivision works 

must be protected, temporarily managed and reinstated in accordance with the 

applicable conditions of this consent. 

Recreation reserve 

92. The consent holder shall ensure that Lot 37 is shown on the Land Transfer Plan 

submitted for s223 certification as Local Purpose Reserve (Recreation) to vest in 

Council. 

Easements and legal instruments 

93.61. The consent holder shall ensure that for each stage, as part of the s223 certification 

application, all easements required to provide legal access, services, drainage, 

sightlines or rights of inspection and maintenance for the lots or infrastructure 

created by that stage must: 

a. be duly granted or reserved; 

b. be shown in the memorandum of easements on the relevant survey plan; and 

c. be registered against the relevant Records of Title. 

c.d. Be prepared at the cost of the consent holder. 
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94. Public infrastructure located within private land must be protected by an easement 

in gross in favour of Council, except where these conditions expressly provide for the 

infrastructure to remain privately owned and managed in accordance with a certified 

management plan and consent notice. 

95. Private infrastructure serving more than one lot must be protected by appropriate 

easements in favour of every lot relying on that infrastructure. The easements must 

provide sufficient rights of access for inspection, operation, maintenance, repair and 

replacement of the infrastructure. 

96. The consent holder must, at its expense: 

a. prepare all easement, covenant and consent-notice instruments required by 

these conditions; 

b. submit the instruments to Council for certification before registration; and 

c. register the certified instruments before section 224(c) certification is issued for 

the relevant stage. 

Financial contributions 

97.62. Pursuant to Rule FC-R2(1) and FC-R2(4) of the South Waikato Operative District Plan 

and section 108(2)(a) of the Resource Management Act 1991, the consent holder 

shall pay financial contributions totallingtotaling $6,529.00 per additional allotment 

(GST inclusive). The consent holder shall pay the applicable contributions for stage 

oneeach stage, prior to the release of the section 224(c) certificate. for that stage. 

 

The contribution is made up of $4,632.00 for roading and $1,897.00 for reserves 

with the total amount payable for each stage and the additional 72 allotments 

being created shown on the staging plan approved under Condition 1 being: 
Stage Additional Allotments 

Created 

Total 

Contributions 

Payable per 

Stage 
1 15 $97,935.00 

2 21 $137,109.00 

3 36 $235,044.00 

 

Consent notices 

98. The consent holder shall ensure that pursuant to Section 221 of the Act the following 

consent notice conditions shall be imposed onregistered against? the titles of Lots 1 

to 15: The consent holder must submit to Council as part of the s224(c) certification 

application for each stage, and subsequently register under section 221 of the RMA, 

a consent notice against every residential title created by that stage. 

99. For each balance lot created by Stage 1 or Stage 2, the section 224(c) application must 

identify any ongoing obligation under these conditions that will apply to that lot after 

the survey plan for that stage is deposited, including obligations relating to 

infrastructure, planting or ecological protection. The consent holder must submit the 

consent notice or other legal instrument required by these conditions to secure that 

obligation against the balance lot. An obligation that arises only upon 
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commencement or completion of a subsequent stage need not be secured as part of 

the earlier stage. 

a. Condition 104 applies to the following residential lots shown on the approved 

Cogswell Surveys Limited Scheme Plan, reference 5237, Revision I, dated 18 

June 2026:Lots 1–36; 

b. Lot 38; and 

c. Lots 44–83. 

100. Each consent notice must include the requirements of conditions 115-137 that are 

applicable to the lot concerned, together with: 

a. the applicable obligations contained in the certified Stormwater Management 

Plan; 

b. the applicable on-site wastewater requirements; 

c. the potable-water and firefighting-water requirements; 

d. any landscape, ecological protection, planting, fencing, lighting or pest-control 

obligations applying to the lot; 

e. for each lot containing a building restriction area identified under condition 28, 

the consent notice must identify that area by reference to its designation on the 

Land Transfer Plan and prohibit buildings and other structures, other than 

fencing, within it; the notice must also include any other geotechnical or 

natural-hazard restriction applying to the lot; 

f. any reverse-sensitivity acknowledgment applying to the lot; and 

g. any other ongoing obligation that these conditions expressly require to be 

secured through a consent notice. 

101. Before section 224(c) certification is issued for a stage, the consent holder must 

provide Council with: 

a. copies of all consent notices and land covenants registered in relation to that 

stage; and 

b. updated Records of Title confirming that the instruments have been registered 

against every title to which they apply. 

LAXON FAMILY LAND COVENANT 

102. Before section 224(c) certification is sought for the stage containing the relevant 

riverside residential lots, the consent holder must register a land covenant against 

each riverside residential title identified on the approved plans as being subject to the 

Laxon Family covenant. 

103. The covenant required by condition 109 must: 

a. burden the relevant riverside residential titles; 

b. be for the benefit of the land at 104 and 1/104 Finlay Road, Maungatautari, 

legally described as Lot 1 DP 597929, Record of Title 1158714, and Lot 1 DP 

427392, Record of Title 508005, or such updated legal descriptions as apply at 

the date of registration; 

c. be enforceable by the registered proprietors of the benefited land and their 
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successors in title; 

d. incorporate, in materially the same terms as the corresponding consent notices, 

the applicable building-location, building-design, colour, reflectivity, 

landscaping and vegetation-retention requirements imposed by these 

conditions; 

e. provide that those obligations bind the registered proprietors of the burdened 

titles and their successors in title; and 

104. not be varied, surrendered or extinguished without the prior written agreement of 

the registered proprietors of the benefited land.Where a proposed variation, 

surrender or extinguishment of the covenant required by condition 109 would be 

inconsistent with a condition or consent notice imposed under this consent, the 

corresponding condition or consent-notice requirement must first be varied or 

cancelled in accordance with the RMA. 

TAKAPOTO ESTATE LAND COVENANT AND CONSENT NOTICE 

 

a) That Tthe s221 consent notice prepared and submitted with the application (email dated 

10 April 2026) be finalised at the approval of Council and an undertaking be provided to 

Council to confirm it will be registered to the titles to Lots 1 to 15.  

105. Before section 224(c) certification is sought for a stage, the consent holder must 

register the land covenant agreed between the applicant and Profile Farms Limited 

against every residential title created by that stage to which that agreement applies. 

106. The covenant required by condition 112 must: 

a. be in materially the same terms as the covenant agreed between the applicant 

and Profile Farms Limited and attached to the Profile Farms Limited submission; 

b. identify the relevant Takapoto Estate land, including: 

i. Takapoto North at 43 and 81 Finlay Road, Maungatautari, also referred 

to as 37 Plantation Road, legally described as Lot 2 DPS 35212, Record 

of Title SA440/890; and 

ii. Takapoto South at 80 Finlay Road, Maungatautari, legally described as 

Lot 2 DP 597929, Record of Title 868472; 

c. acknowledge the existing and lawfully established activities and events 

undertaken at Takapoto Estate and the noise, traffic, lighting, visual and 

amenity effects that may arise from those activities; 

d. include the agreed restriction relating to complaints concerning lawfully 

established activities and events at Takapoto Estate; 

e. prohibit the discharge of firearms and setting off of fireworks on the burdened 

residential lots; 

f. bind the registered proprietors and occupiers of the burdened titles and their 

successors in title; and 

g. not be varied, surrendered or extinguished without the prior written agreement 

of Profile Farms Limited or the registered proprietor of the benefited land. 



Resource Consent Report – Appendix A - RM240115 - Page | 24 

 

 

107. The acknowledgment of Takapoto Estate’s existing activities and the prohibition on 

the discharge of firearms and setting off of fireworks must also be included in the 

consent notices registered against the residential lots to which those requirements 

apply. 

BUILDING USE, LOCATION AND COVERAGE 

108.63. No more than one dwelling may be constructed or used on each residential lot unless 

specifically provided for in a separate land use consent.. 

109.64. An accessory building may be established on a residential lot but must not be 

designed, constructed or used as a separate dwelling, minor residential unit, 

secondary dwelling or independent residential unit unless specifically provided for in 

a separate land use consent . 

110.65. The combined building footprint of all buildings on a residential lot must not exceed  

500m2.: 

a. 500 m²; or 

111.66. 10% of the net site area, whichever is the lesser..Every dwelling and accessory 

building must be located wholly within the approved an 800 m² building area shown 

for the lot on the approved plansillustrated at the time of building consent, unless 

otherwise authorised by a subsequent resource consent. 

112.67. No building or structure, except fencing along a boundary, may be located within: 

a. the approved 25 m building restriction line measured from the top of the 

Waikato Riverbank; 

b. the setback defined by a 1 vertical to 2 horizontal projection from the toe of a 

slope exceeding 25 degrees; or 

a. any other geotechnical or natural-hazard building restriction area shown on the 

approved plans.as confirmed in the geotechnical completion report.  

b. 25m from the edge of the Lake for purposes of the Operating Easement. 

c. 25m from the bat habitat setback as shown on the LT plan.   

c.d.  

BUILDING DESIGN 

113.68. All buildings must comply with the following requirements: 

a. building height must not exceed 6 m above final ground level; 

b. roof colours and materials must have a Light Reflectance Value of less than 20%; 

c. wall colours and materials must have a Light Reflectance Value of less than 30%; 

d. exterior materials must have a recessive appearance and must not be highly 

reflective; and 

e. detached accessory buildings, water tanks and other vertical infrastructure 

must, where practicable, be located beside or behind the dwelling when viewed 

from the Waikato River. 

e.f. A lighting design (for exterior lighting only) must be provided at the time of 

building consent confirming that any lighting emits no more than 0.3 lux 



Resource Consent Report – Appendix A - RM240115 - Page | 25 

 

 

measured 20m from any bat habitat including along the edge of the Lake and in 

Area ‘D’ as shown on the LT plan. 

114. The finished-floor level of every dwelling constructed on Lots 1–36, Lot 38 and Lots 

44–83 must be no lower than 56.8 m RL in terms of New Zealand Vertical Datum 

2016. 

GEOTECHNICAL CONFIRMATIONrequirements 

 

70 That forFor subsequent development of Lots 1 to 15 a suitably qualified and 

experienced engineer will be required to inspect the site and submit to Council for 

approval, at the time of building consent, the design details on the foundations of the 

buildings. The design details must reflect the findings of the Geotech completion 

report submitted and approved as part of the subdivision consent including the 

relevant geotechnical setback from the top of the bank and the slope.   

115. Before an application for building consent is lodged for a dwelling or accessory 

building, a suitably qualified and experienced geotechnical professional must: 

a. confirm that the proposed building location is geotechnically suitable; 

b. confirm that the building is located outside the building restriction areas shown 

on the approved plans; 

c. identify any site-specific earthworks, foundation-design or slope-stability 

requirements; and 

d. provide the resulting written assessment and recommendations with the 

building-consent application. 

ON-LOT LANDSCAPING 

71  The owner of each residential lot must establish all on-lot planting shown for that 

lot in the certified Landscape, Visual Amenity and Mitigation Planting Plan before 

the principal dwelling is occupied/Code of Compliance is issued (whichever is 

sooner). 

116.69. The planting required by the condition above123 must be retained and maintained 

for the life of the developmentin perpetuity. Any dead, diseased, damaged or failed 

plant must be replaced during the next appropriate planting season with a plant of 

the same species or an alternative species specified in the certified Landscape, Visual 

Amenity and Mitigation Planting Plan. 

117. Existing vegetation identified for retention on an approved plan or certified 

management plan must not be removed unless: 

a. the vegetation is dead, diseased or presents a demonstrable risk to people or 

property; 

b. its removal is supervised or approved by a suitably qualified and experienced 

arborist, ecologist or landscape architect, as appropriate; and 

c. replacement planting is undertaken in accordance with the applicable certified 

management plan. 

STORMWATER 

70. For subsequent development of Lots 1 to 15 a suitably qualified and experienced 
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engineer will be required to inspect the site and submit to Council for approval, at the 

time of building consent, the design details for the proposed stormwater system.  

d.a. Reason: The purpose of approval is to ensure all stormwater generated from 

the buildings onsite are disposed of onsite to the 10-year ARI event. All 

development of a residential lot must comply with the certified Stormwater 

Management Plan, including the on-lot detention, soakage, conveyance, 

treatment and discharge measures specified for that lot. 

118. The owner of each residential lot is responsible for inspecting, operating, maintaining, 

repairing and, when necessary, replacing every private stormwater device located 

within or serving the lot, in accordance with the certified Stormwater Management 

Plan. 

119.71. The owners of Lots 14 and 15 shall be aware that Area ‘B’ and ‘C’ as shown on the 

approved LT plan must not have any No buildings or, structures, complete any 

earthworks, planting or other activity that may: 

a. obstruct or divert an overland-flow path identified in the certified Stormwater 

Management Plan; 

b. reduce the effectiveness of an approved stormwater device; or 

c. prevent reasonable access to a stormwater device for inspection, maintenance, 

repair or replacement. 

c. Alter or modify an approved stormwater device 

No owner or occupier may modify or remove an approved stormwater device or depart 

from the certified Stormwater Management Plan (unless the change has first been 

certified by Council in accordance with the stormwater conditions of this consent and 

any necessary regulatory approvals have been obtained). 

WASTEWATER 

72. For subsequent development of Lots 1 to 15 a suitably qualified and experienced 

engineer will be required to inspect the site and submit to Council for approval, at the 

time of building consent, the design details for the proposed wastewater system. This 

requires:- 

a. a secondary treatment system to be designed and approved; 

b. a 30 metre setback from the lake edge as a minimum.  

Advice Note: Where an on-site wastewater discharge does not comply with the 

applicable permitted-activity requirements, the necessary regional consent must be 

obtained before the system is installed or operated. 

 

120. Wastewater generated on a residential lot must be treated and discharged through 

an on-site wastewater-treatment and land-disposal system: 

a. designed by a suitably qualified and experienced wastewater professional; 

b. providing at least secondary treatment; 

c. located within the approved primary land-disposal area; 

d. provided with an approved reserve land-disposal area; and 
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e.c. installed and operated in accordance with the designer’s requirements and all 

applicable regional requirements. 

121. No building, structure, accessway, impermeable surface or activity that may 

compromise wastewater disposal may be established within an approved primary or 

reserve wastewater-disposal area. 

122.1. Where an on-site wastewater discharge does not comply with the applicable 

permitted-activity requirements, the necessary regional consent must be obtained 

before the system is installed or operated. 

WATER SUPPLY 

123.73. The owner must provide with the building consent for any dwelling, information to 

demonstrate that the following requirements for water supply are met: 

a. a potable-water supply of sufficient quality and capacity for the intended 

residential use; and 

b. a firefighting water supply that meets the requirements of the New Zealand Fire 

Service Firefighting Water Supplies Code of Practice SNZ PAS 

4509:2008 storage and Fire and Emergency New Zealand access that 

comply with the applicable firefighting-water requirements. 

ECOLOGICAL, FENCING AND LIGHTING CONTROLS 

124.74. Current and future owners of Lots 1 to 15 must be aware that there is an 

approvedcomply with and implement the certified Ecological Management Plan 

which must be complied with and implemented within the protected ecological 

areas. All ecological areas must be kept free of No buildings, structures, and 

earthwork.s, storage area or domestic activity may be established or undertaken 

within an ecological protection area or bat-habitat setback, except where expressly 

authorised by the certified Ecological Management Plan. 

125.75. Any Ffencing adjoining the Waikato River, an esplanade strip, or gully area must: 

a. comprise rural-style post-and-rail, post-and-wire, or post-and-wire-netting 

fencing; 

b. not exceed 1.2 m in height; and 

c. not comprise solid panels or close-boarded fencing. 

126. Exterior lighting on a residential lot must comply with the lighting conditions of this 

consent, including the applicable restrictions on the direction, shielding, colour 

temperature, hours of operation and maximum light spill of exterior lighting. 

76. No domestic cat may be kept or permitted to remain on a residential lot.  

RURAL REVERSE SENSITIVITY 

127.77. Each consent notice must advise future owners and occupiers that the residential lot 

is located within a rural environment in which lawfully established farming and rural-

production activities may generate noise, dust, odour, agrichemical spray, vibration, 

traffic, machinery movements, stock movements and other effects that are 

characteristic of the rural environment. 

RIGHTS OF WAY AND GATES 
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78. The current and subsequent owners of Lot 101 are aware that: - 

a. a gate is not permitted to be installed across the entrance; 

b. the sight line envelope must be free of buildings, structures and vegetation that 

would obstruct visibility; and 

c. retain the headlight screening no more than 1 m high, located close to the 

eastern edge of the access carriageway and extending to the boundary with Lot 

15, or for such other distance shown on the approved transportation plans. 

a.  consent notice registered against each residential lot served by a shared right 

of way must include the requirement in condition 45 that no gate may be 

installed across the entrance to that of a right of way of way where it connects 

with Horahora Road. 

128.79. That tThe current and future owners must be aware that there is a sight line envelope 

demonstrated on the LT plan which must be kept free of any structures (excluding 

post and rail fencing) or vegetation which are more than 0.5m high. 

129.80. No additional entrances, excluding those formed as part of the subdivision shall be 

permitted to connect directly to Horahora Road.  
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Stage 2 

 

Engineering plans 

81. No less than 20 working days before physical works commence for stage two, the 

consent holder must submit detailed engineering plans for that stage to Council for 

certification. 

 

82. The engineering plans must be prepared by a suitably qualified and experienced 

professional or professionals with experience relevant to the works being designed. 

 

83. The purpose of the engineering-plan certification is to confirm that the detailed design 

for stage two is consistent with: 

a. the approved plans and documents; 

b. the applicable requirements of the Regional Infrastructure Technical 

Specifications; 

c. the certified subdivision-wide Stormwater Management Plan; 

d. the performance standards and other requirements of these conditions; and; 

e.  any departure from the Regional Infrastructure Technical Specifications or 

approved plans expressly authorised by these consents. 

84. The engineering plans must, where relevant to the stage, include: 

a. earthworks, proposed finished contours and final landforms; 

b. the design of road intersections, roads to vest. rights of way and vehicle 

crossings, including carriageway widths and gradients;  

c. stormwater collection, conveyance, treatment, detention, soakage and 

discharge, including roadside swales, culverts, discharge points, overland-flow 

paths and erosion protection captured in an updated stormwater management 

plan; 

d. how the stormwater design for the stage implements the certified Stormwater 

Management Plan; 

e. electricity and telecommunications infrastructure; 

f. the existing Waikato River Trail where it is affected by roads, intersections, 

vehicle crossings, drainage works or sightline improvements, including any 

temporary diversion, local regrading or local realignment required during 

construction; 

g. utility, access, drainage and maintenance easements; 

h. the ownership and maintenance responsibility for each infrastructure asset; 

and 

i. connections to infrastructure established or to be established through another 

stage. 

85. Any material change to a certified engineering plan must be submitted to Council for 

further certification before the change is implemented. Council may certify the change 

only where it remains consistent with the matters identified in the above conditions. 
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86. Physical works associated with a stage must not commence until Council has certified in 

writing that the engineering plans for stage two are approved.  

 

Construction management 

87. No less than 20 working days before physical works commence within stage two, the 

consent holder must submit a Construction Management Plan for that stage to Council for 

certification. 

88. The purpose of the Construction Management Plan is to set out the procedures and 

measures that will be implemented to avoid or minimise adverse construction effects on 

neighbouring properties, the road network, the Waikato River, ecological areas, public 

infrastructure and public access. 

89. The Construction Management Plan must include:- 

a. the name and contact details of the contractor and site manager; 

b. the anticipated construction programme; 

c. construction hours; 

d. site access and construction-traffic arrangements; 

e. contractor parking and loading areas; 

f. the location of construction compounds, material-storage areas, equipment-

storage areas and stockpiles, together with any screening measures; 

g. dust, noise and vibration controls; 

h. erosion and sediment controls; 

i. temporary stormwater-management measures; 

j. earthworks and stockpile management; 

k. measures applying near the Waikato River, gullies and ecological areas; 

l. measures for maintaining safe public use of the existing Waikato River Trail, 

including any temporary closure, diversion or local alteration required during 

construction; 

m. procedures for receiving, recording and responding complaints; 

n. procedures for preventing damage to public infrastructure; and 

o. procedures for restoring any public or private property affected by the works. 

p. Accidental discovery protocol included as mentioned below in condition 18.  

q. Any requirements for the ecological area within ‘AH’ as shown on the approved 

subdivision scheme plan including marking the area and protecting it 

appropriately from construction.  

 

Accidental discovery 

90. If any archaeological material, kōiwi or taonga is discovered during earthworks: 

a. all works within 20 m of the discovery must cease immediately; 

b. the discovery area must be secured against further disturbance; 
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c. Council, Heritage New Zealand Pouhere Taonga, Raukawa Charitable Trust and 

Ngāti Koroki Kahukura must be notified as soon as practicable; 

d. the New Zealand Police must also be notified if the discovery includes kōiwi;the 

discovery must be managed in accordance with the requirements of the 

Heritage New Zealand Pouhere Taonga Act 2014 and any applicable tikanga 

agreed with tangata whenua; and 

e. works must not recommence within the affected area until any necessary 

statutory authority has been obtained and Council has received written 

confirmation that the applicable archaeological and cultural requirements have 

been addressed. 

91. Council may certify a Construction Management Plan only where it demonstrates that 

the purpose in condition 16 will be achieved and includes the information required by 

condition 17. 

92. Physical works within a stage must not commence until Council has certified the 

Construction Management Plan for that stage in writing. 

93. All construction activities must be undertaken in accordance with the certified 

Construction Management Plan. A copy of the certified plan must be held on site and 

made available to Council on request. 

 

Earthworks and geotechnical requirements 

94. Earthworks must be undertaken in general accordance with the approved earthworks 

plans (approved as part of engineering design above), and the approved geotechnical 

recommendations. 

95. Earthworks must be supervised by a suitably qualified and experienced geotechnical 

professional to the extent required by the approved geotechnical recommendations. 

96. Any uncontrolled or unsuitable fill encountered during construction must be removed 

or remediated in accordance with the written recommendations of the supervising 

geotechnical professional. 

97. Fill supporting a building area, road or other structure must be placed and compacted 

as engineered fill and certified by a suitably qualified and experienced geotechnical 

professional. 

98. The consent holder shall ensure that the areas identified in condition 101 below are 

captured as a consent notice area on the LT Plan submitted for s223.  

99. The consent holder must provide a geotechnical-completion report prepared by a 

suitably qualified and experienced geotechnical professional confirming: 

a. the nature, extent and depth of fill placed; 

b. the compaction standards achieved; 

c. the suitability of each approved building area; 

d. any limitations applying to future buildings or foundations; 

e. that the 25 m building restriction line and the setback determined by a 1V:2H 

projection from the toe of slopes exceeding 25 degrees have been accurately 

identified; 
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f. that the identified building restrictions and slope setbacks remain appropriate 

following completion of the earthworks; and 

g. any geotechnical limitation or recommendation that must be secured through 

a consent notice. 

 

Roads and access 

100. The roads to vest in Council, intersections, rights of way and vehicle crossings must be 

designed and constructed in accordance with: 

a. the approved scheme plans; 

b. the certified engineering plans; 

c. the applicable Regional Infrastructure Technical Specifications; and 

d. the transportation mitigation identified in Council’s transportation-review 

documents dated 1 July 2025 and 14 August 2025. 

 

101. The detailed engineering plans for each intersection with Horahora Road must: 

a. provide basic left-turn and right-turn widening as per Austroads; 

b. be prepared in accordance with Parts 4 and 4A of the Austroads Guide to Road 

Design; 

c. demonstrate that all widening, entry and exit tapers, drainage infrastructure, 

roadside regrading and local alterations to the existing Waikato River Trail can 

be accommodated within the road reserve, unless an alternative legal 

arrangement has been secured; 

d. maintain effective roadside drainage, including through culverts or equivalent 

measures where required; and 

e. provide for the safe regrading, local realignment and reinstatement of the 

existing Waikato River Trail where it is affected by the intersection works. 

102. The consent holder must provide certification from a suitably qualified and experienced 

transportation engineer confirming that the intersection has been constructed in 

accordance with the certified engineering plans and condition XX. 

 

103. Each vehicle crossing must: 

a. be located generally in accordance with the approved scheme and 

transportation plans; 

b. be formed in accordance with the applicable Regional Infrastructure Technical 

Specifications rural-residential vehicle-crossing standard; 

c. have a gradient no steeper than 1 vertical in 12 horizontal within the vehicle-

crossing formation; 

d. be at or above the level of Horahora Road for at least the first 6 m measured 

from the edge of the road carriageway, unless an alternative design is certified 

as providing the required sight distance; 

e.  provide the sight distance required by condition XX; 
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f.  be designed so that stormwater does not discharge onto Horahora Road; 

and 

g.  provide for the safe crossing and continuity of the Waikato River Trail. 

 

104. For the purpose of detailed intersection and vehicle-crossing design, sight distance 

must be assessed using the legal speed limit of the road along the development 

frontage and must provide: 

a. at least 160 m sight distance at each vehicle crossing, measured in accordance 

with RTS 6; and 

b. at least 248m sight distance at each subdivision intersection, measured in 

accordance with Austroads requirements.  

105. The sight distance available at every vehicle intersection and vehicle crossing created 

within a stage must be demonstrated through the engineering-plan certification 

required by conditions XX. The assessment must take account of: 

a. the final intersection or vehicle-crossing location and level; 

b. the driver-eye position prescribed by RTS 6; 

c. the final road and vehicle-crossing gradients; 

d. roadside vegetation; 

e. roadside berms and embankments; and 

f. the alignment and level of the Waikato River Trail. 

106. Where the required sight distance cannot be conclusively demonstrated before 

construction, it must be verified on site following formation of the intersection or 

vehicle crossing. Before section 224(c) certification is sought for the relevant stage, the 

consent holder must provide certification from a suitably qualified and experienced 

transportation engineer confirming that the sight distance required by condition XX has 

been achieved. 

 

107. Where excavation or regrading of a roadside berm or embankment is necessary to 

provide the required sight distance or intersection widening, the consent holder must: 

a. maintain effective roadside drainage; 

b. Where the works required by condition XX affect the Waikato River Trail, the 

affected section of the trail must be safely realigned, regraded and reinstated 

in accordance with the certified engineering plans before the shared access is 

brought into use. 

c. reinstate the affected section of the trail in accordance with the certified 

engineering plans and to a standard consistent with the adjoining trail; and 

d. before section 224(c) certification is sought for the relevant stage, provide 

certification from a suitably qualified and experienced engineer confirming that 

the drainage and trail-reinstatement works have been completed in 

accordance with the certified engineering plans. 
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Rights of way and gates 

108. All shared rights of way must be designed and constructed in accordance with the 

certified engineering plans and the applicable Regional Infrastructure Technical 

Specifications and must meet the following minimum standards: 

a. where serving one residential lot, a formed carriageway width of 4.5 m; 

b. where serving between two and six residential lots, a formed carriageway width 

of 6 m; 

c. all other shared rights of way must have a minimum legal width of 7 m. 

109. Where a lot boundary is less than 8 m from the edge of the Horahora Road carriageway, 

any gate providing vehicle access from Horahora Road must be recessed at least 8 m 

from the edge of the carriageway. 

 

Waikato River Trail 

110. Safe and continuous public use of the Waikato River Trail must be maintained 

throughout construction, except during a temporary closure or diversion undertaken 

in accordance with condition 48. 

111. Before temporarily closing or diverting any part of the Waikato River Trail, the consent 

holder must: 

a. notify the Council’s trail manager; 

b. provide a safe and clearly marked temporary route, where practicable; 

c. install appropriate warning and directional signage; 

d. provide barriers or other public-safety measures appropriate to the nature of 

the works; and 

e. notify trail users through the method and within the timeframe agreed with 

Council’s trail manager. 

112. Any part of the Waikato River Trail damaged or disturbed by construction must be: 

a. safely regraded or locally realigned where necessary to accommodate an 

approved intersection, vehicle crossing, roadside-drainage work or sightline 

improvement; 

b. reinstated in accordance with the certified engineering plans; 

c. reinstated to a formation width, surface and standard consistent with the 

adjoining trail; and 

Stormwater 

113. The purpose of the Stormwater Management Plan is to: 

a. identify the stormwater infrastructure and treatment measures required to 

service the subdivision; 

b. ensure that stormwater runoff is collected, conveyed, treated and discharged 

in accordance with the approved stormwater design; 

c. protect the Waikato River, gullies, wetlands and other receiving environments 

from scour, erosion, sediment and contaminants; and 
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d. establish clear and enforceable requirements for the operation, inspection, 

maintenance, repair and replacement of all private and communal stormwater 

infrastructure. 

114. The Stormwater Management Plan must be prepared by a suitably qualified and 

experienced stormwater professional and submitted as part of the engineering design 

and must include: 

a. plans identifying all communal and on-lot stormwater infrastructure; 

b. the stormwater collection, conveyance, treatment, detention, soakage and 

discharge measures applying to roads, accessways, common areas and 

residential lots; 

c. the design and performance requirements for roadside swales, culverts, 

treatment devices, detention and soakage devices, discharge points and 

overland-flow paths; 

d. erosion and scour protection at discharge points; 

e. the stormwater-treatment measures required before discharge; 

f. the ownership and maintenance responsibility for each stormwater asset; 

g. the inspection, servicing, maintenance, repair and replacement requirements 

for each type of stormwater asset; 

h. the required frequency of inspections and maintenance; 

i. the allocation of maintenance, repair and replacement costs for any 

stormwater asset serving more than one lot; 

j. any access arrangements required to inspect, maintain, repair or replace 

communal stormwater infrastructure; 

k. the records that must be retained to demonstrate inspection and maintenance; 

l. procedures for responding to blockages, failures, erosion, flooding or other 

stormwater-related incidents; and 

m. the applicable requirements of the Regional Infrastructure Technical 

Specifications; 

 

o.n. any Waikato Regional Council consent held in relation to the land, or Waikato 

Regional Council Guideline for stormwater; and 

115. Any material amendment to the certified Stormwater Management Plan must be 

submitted to Council for further certification before it is implemented. Council may 

certify an amendment only where it achieves the purpose in condition XX and remains 

consistent with the matters identified in condition XX. 

116. The consent holder must provide Council with: 

a. as-built plans identifying all stormwater infrastructure established within stage 

two; 

b. certification from a suitably qualified and experienced stormwater professional 

confirming that the stormwater system has been constructed in accordance 

with the certified engineering plans and Stormwater Management Plan; 
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c.  

Electricity and telecommunications 

117. The consent holder must provide an electric power connection to the boundary of each 

residential lot created by that stage. Written confirmation from the network utility 

provider that a connection is completed to their satisfaction shall be submitted to 

Council prior to section 224(c) RMA certification 

118. That eitherEither: 

a. The consent holder must provide evidence to prior to 224c that each residential 

lot created in the relevant stage, as shown on the approved scheme plan has 

been provided a wired telecommunications connection, OR 

b. The consent holder must ensure that pursuant to section 221 of the Act the 

following consent notice conditions is imposed on the titles of each residential 

lot created in the relevant stage, as shown on the approved scheme plan 

stating; “Future owners of a lot to which this consent notice relates are advised 

that a wired telecommunications connection to the allotment has not been 

installed at the time of subdivision. Future owners are advised to investigate 

wired or wireless connections at their own expense.” 

Landscape mitigation 

119. No less than 20 working days before physical works commence within stage two, the 

consent holder must submit a Landscape, Visual Amenity and Mitigation Planting Plan 

for that stage to Council for certification. 

120. The Landscape, Visual Amenity and Mitigation Planting Plan must: 

a. be prepared by a suitably qualified and experienced landscape architect; 

b. be in general accordance with the approved Landscape Master Plan; 

c. integrate the requirements of the certified Ecological Management Plan; and 

d. demonstrate how the landscape mitigation required for the relevant stage will 

be established, protected and maintained. 

121. Each Landscape, Visual Amenity and Mitigation Planting Plan must include: 

a. the location and extent of vegetation to be retained; 

b. the location and extent of proposed planting required prior to s224 certification 

for that stage; 

c. plant species, numbers, spacing and grades; 

d. anticipated plant heights at establishment, 10 years after establishment and 

maturity; 

e. site preparation, soil, staking, irrigation and mulching requirements; 

f. planting-season requirements; 

g. plant-maintenance and replacement requirements; 

h. pest-plant control measures; 

i. monitoring requirements and measurable performance targets; 

j. be consistent with the approved Landscape and Visual Assessment and master 



Resource Consent Report – Appendix A - RM240115 - Page | 37 

 

 

plan, including proposed mitigation; 

122. All landscape planting required  prior to s224 must be completed before section 224(c) 

certification is sought for that stage, unless: 

a. planting during that period would be inconsistent with the planting season 

specified in the certified Landscape, Visual Amenity and Mitigation Planting 

Plan; 

b. the consent holder has submitted an alternative implementation programme 

requiring the planting to be completed during the next specified planting 

season; 

c. Council has certified that implementation programme; and 

d. the consent holder has provided a bond under section 108(2)(b) of the 

Resource Management Act 1991 sufficient to cover the reasonable cost of 

completing and maintaining the deferred planting. 

123. Where planting is deferred under condition 71122: 

a. the planting must be completed during the next planting season specified in the 

certified Landscape, Visual Amenity and Mitigation Planting Plan; 

b. a suitably qualified and experienced landscape architect must provide Council 

with written certification that the planting has been completed in accordance 

with the certified plan; and 

c. the bond must not be released until Council has received the certification 

required by clause (b). 

124. Before approval of the survey plan under section 223 of the Resource Management 

Act 1991 for each stage, the consent holder must ensure that any landscape or visual 

mitigation planting areas required ongoing retention within privately owned lots are 

identified on the survey/LT plan for that stage. The areas shown must be consistent 

with the certified Landscape, Visual Amenity and Mitigation Planting Plan and must be 

identified in the consent notice to be registered against each affected lot. 

 

Ecology 

125. All ecological protection and restoration areas located within stage two (Area AH only) 

must be legally protected in perpetuity through: 

a. a consent notice under section 221 of the Resource Management Act 1991; 

b. illustrating area AH on the LT plan for s223 approval.  

 

126. Pest plant, animal control and planting must be undertaken within area AH as required 

in the Ecological Management Plan approved by Council as part of the conditions of 

this consent. Once completed, a suitably qualified and experienced ecologist must 

provide certification that these measures are complete.  

Esplanade strip 

127. The consent holder must, in relation to the part of the Waikato River frontage 

contained within that stage: 

a. create a 10 m-wide esplanade strip along the full extent of that frontage in 
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accordance with sections 232 and 233 and Schedule 10 of the RMA and connect 

it with the boundary of stage 3; 

b. identify the location and width of that part of the esplanade strip on the 

relevant survey plan; 

c. submit the proposed esplanade-strip instrument to Council for certification; 

d. undertake to register the certified instrument against each Record of Title 

containing part of the esplanade strip; 

e. ensure that the instrument: 

a. secures public access along the Waikato River frontage; 

b. binds the registered proprietors of the affected land and their 

successors in title; and 

c. specifies the applicable rights, restrictions and ongoing landowner 

responsibilities relating to the use and management of the strip; and 

f. complete the fencing, planting, weed control, erosion protection and other 

works within or adjoining that part of the esplanade strip required by the 

approved plans, certified Landscape, Visual Amenity and Mitigation Planting 

Plan or certified Ecological Management Plan. 

Advice note: These consents do not require the Waikato River Trail to be permanently 

relocated into the esplanade strip. Any future relocation of the trail by Council would be 

undertaken separately. Any part of the existing trail disturbed by the subdivision works 

must be protected, temporarily managed and reinstated in accordance with the 

applicable conditions of this consent. 

Easements and legal instruments 

128. The consent holder shall ensure that for each stage, as part of the s223 certification 

application, all easements required to provide legal access, services, drainage, 

sightlines or rights of inspection and maintenance for the lots or infrastructure created 

by that stage must: 

a. be duly granted or reserved; 

b. be shown in the memorandum of easements on the relevant survey plan; and 

c. Be prepared at the cost of the consent holder. 

Financial contributions 

129. Pursuant to Rule FC-R2(1) and FC-R2(4) of the South Waikato Operative District Plan 

and section 108(2)(a) of the Resource Management Act 1991, the consent holder shall 

pay financial contributions totalling $6,529.00 per additional allotment (GST inclusive). 

The consent holder shall pay the applicable contributions for each stage, prior to the 

release of the section 224(c) certificate for that stage. 

 

The contribution is made up of $4,632.00 for roading and $1,897.00 for reserves 

with the total amount payable for each stage and the additional 72 allotments 

being created shown on the staging plan approved under Condition 1 being: 
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Stage Additional Allotments 

Created 

Total 

Contributions 

Payable per 

Stage 
2 21 $137,109.00 

 

Consent notices 

The consent holder shall ensure that pursuant to Section 221 of the Act the following 

consent notice conditions shall be imposed onregistered against the titles of Lots 63 to 83:  

TAKAPOTO ESTATE CONSENT NOTICE 

130. That Tthe s221 consent notice prepared and submitted with the application (email 

dated 10 April 2026) shall be finalised at the approval of Council and an undertaking 

be provided to confirm it will be registered to the titles to Lots 63 to 83.  

BUILDING USE, LOCATION AND COVERAGE 

131. No more than one dwelling may be constructed or used on each residential lot unless 

specifically provided for in a separate land use consent. 

132. An accessory building may be established on a residential lot but must not be designed, 

constructed or used as a separate dwelling, minor residential unit, secondary dwelling 

or independent residential unit unless specifically provided for in a separate land use 

consent  

133. The combined building footprint of all buildings on a residential lot must not exceed: 

500 m² 

134. Every dwelling and accessory building must be located wholly within  an 800 m² building 

area illustrated at the time of building consent, unless otherwise authorised by a 

subsequent resource consent. 

135. No building or structure, except fencing along a boundary, may be located within: 

a. any other geotechnical or natural-hazard building restriction area as confirmed 

in the geotechnical completion report.  

b. 25m from the edge of the Lake for purposes of the Operating Easement. 

c. 25m from the bat habitat setback as shown on the LT plan.   

BUILDING DESIGN 

136. All buildings must comply with the following requirements: 

a. building height must not exceed 6 m above final ground level; 

b. roof colours and materials must have a Light Reflectance Value of less than 

20%; 

c. wall colours and materials must have a Light Reflectance Value of less than 30%; 

d. exterior materials must have a recessive appearance and must not be highly 

reflective; and 

e. detached accessory buildings, water tanks and other vertical infrastructure 

must, where practicable, be located beside or behind the dwelling when 

viewed from the Waikato River. 
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f. A lighting design (for exterior lighting only) must be provided at the time of 

building consent confirming that any lighting has no more than 0.3 lux 

measured 20m from any bat habitat including along the edge of the Lake and 

in Area ‘AH’ as shown on the LT plan. This applies to Lots 63 to 66, 68, 70, 72, 

74, 76, 78 to 83 only. 

GEOTECHNICAL  

137. That for subsequent development of Lots 63 to 83 a suitably qualified and experienced 

engineer will be required to inspect the site and submit to Council for approval, at the 

time of building consent, the design details on the foundations of the buildings. The 

design details must reflect the findings of the Geotech completion report submitted 

and approved as part of the subdivision consent including the relevant geotechnical 

setback from the top of the bank and the slope.   

ON-LOT LANDSCAPING 

138. The owner of each residential lot must establish all on-lot planting shown for that lot 

in the certified Landscape, Visual Amenity and Mitigation Planting Plan before the 

principal dwelling is occupied/Code of Compliance is issued (whichever is sooner). 

139. The planting required by condition XX 138 must be retained and maintained in 

perpetuity. Any dead, diseased, damaged or failed plant must be replaced during the 

next appropriate planting season with a plant of the same species or an alternative 

species specified in the certified Landscape, Visual Amenity and Mitigation Planting 

Plan. 

STORMWATER 

140. That Ffor subsequent development of Lots 63 to 83 a suitably qualified and experienced 

engineer will be required to inspect the site and submit to Council for approval, at the 

time of building consent, the design details on the proposed stormwater system.  

a. Reason: The above condition is required to make sure all stormwater generated 

from the buildings onsite are disposed of onsite to the 10-year ARI event. All 

development of a residential lot must comply with the certified Stormwater 

Management Plan, including the on-lot detention, soakage, conveyance, 

treatment and discharge measures specified for that lot. 

141. That theThe owners of Lots 65 to 67 shall be aware that Area ‘J’, ‘K’, ‘L’ as shown on the 

approved LT plan must not have any buildings or structures, complete any earthworks, 

planting or other activity that may: 

a. obstruct or divert an overland-flow path identified in the certified Stormwater 

Management Plan; 

b. reduce the effectiveness of an approved stormwater device; or 

c. prevent reasonable access to a stormwater device for inspection, maintenance, 

repair or replacement. 

d. Alter or modify an approved stormwater device (unless the change has first 

been certified by Council in accordance with the stormwater conditions of this 

consent and any necessary regulatory approvals have been obtained). 

WASTEWATER 

142. That Ffor subsequent development of Lots 63 to 83 a suitably qualified and experienced 
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engineer will be required to inspect the site and submit to Council for approval, at the 

time of building consent, the design details on the proposed wastewater system. This 

requires:- 

a. A) a secondary treatment system to be designed and approved; 

b. B) a 30 metre setback from the lake edge as a minimum.  

c. Note: Where an on-site wastewater discharge does not comply with the 

applicable permitted-activity requirements, the necessary regional consent 

must be obtained before the system is installed or operated. 

WATER SUPPLY 

143. The owner must provide, with the building consent for any dwelling, information to 

demonstrate that the following requirements for water supply are met: 

a. a potable-water supply of sufficient quality and capacity for the intended 

residential use; and 

b. firefighting water supply that meets the requirements of the New Zealand Fire 

Service Firefighting Water Supplies Code of Practice SNZ PAS4509:2008 storage 

and Fire and Emergency New Zealand access that comply with the applicable 

firefighting-water requirements. 

ECOLOGICAL, FENCING AND LIGHTING CONTROLS 

144. That Ccurrent and future owners of Lots 63 to 66, 68, 70, 72, 74, 76, 78, 79 to 83 to  

must be aware thatcomply with and implementthere is an approvedthe certified 

Ecological Management Plan which must be complied with and implemented within 

the protected ecological areas. All ecological areas must be kept free of buildings, 

structures, and earthworks. 

145. Fencing adjoining the Waikato River, an esplanade strip, or gully area must: 

a. comprise rural-style post-and-rail, post-and-wire, or post-and-wire-netting 

fencing; 

b. not exceed 1.2 m in height; and 

c. not comprise solid panels or close-boarded fencing. 

146. No domestic cat may be kept or permitted to remain on a residential lot. RURAL 

REVERSE SENSITIVITY 

147. Each consent notice must advise future owners and occupiers that the residential lot is 

located within a rural environment in which lawfully established farming and rural-

production activities may generate noise, dust, odour, agrichemical spray, vibration, 

traffic, machinery movements, stock movements and other effects that are 

characteristic of the rural environment. 

RIGHTS OF WAY AND GATES 

148. The current and subsequent owners of Lot 108 are aware thatshall not permit a gate is 

not permitted to be installed across the entrance; 

149. That Tthe current and future owners of Lots 65, 66, 77, 81 to 83 must be aware that 

there is akeep the sight line envelope demonstrated on the LT plan which must be kept 

free of any structures or vegetation which are more than 0.5m high. 
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150. No additional entrances, excluding those formed as part of the subdivision, shall be 

permitted to connect directly to Horahora Road.  

151. The current and future owners must be aware that there is akeep the sight line 

envelope demonstrated on the LT plan which must be kept free of any structures 

(excluding post and rail fencing) or vegetation which are more than 0.5m high. 

152. No additional entrances, excluding those formed as part of the subdivision shall be 

permitted to connect directly to Horahora Road.  
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Stage 3 

 

Engineering plans 

153.  No less than 20 working days before physical works commence for stage three, the 

consent holder must submit detailed engineering plans for that stage to Council for 

certification. 

154. The engineering plans must be prepared by a suitably qualified and experienced 

professional or professionals with experience relevant to the works being designed. 

155. The purpose of the engineering plan certification is to confirm that the detailed design 

for stage three is consistent with: 

a. the approved plans and documents; 

b. the applicable requirements of the Regional Infrastructure Technical 

Specifications; 

c. the certified subdivision-wide Stormwater Management Plan; 

d. the performance standards and other requirements of these conditions; and; 

e.  any departure from the Regional Infrastructure Technical Specifications or 

approved plans expressly authorised by these consents. 

156. The engineering plans must, where relevant to the stage, include: 

a. earthworks, proposed finished contours and final landforms; 

b. the design of road intersections, roads to vest. rights of way and vehicle crossings, 

including carriageway widths and gradients;  

c. stormwater collection, conveyance, treatment, detention, soakage and 

discharge, including roadside swales, culverts, discharge points, overland-flow 

paths and erosion protection captured in an updated stormwater management 

plan; 

d. how the stormwater design for the stage implements the certified Stormwater 

Management Plan; 

e. electricity and telecommunications infrastructure; 

f. the existing Waikato River Trail where it is affected by roads, intersections, 

vehicle crossings, drainage works or sightline improvements, including any 

temporary diversion, local regrading or local realignment required during 

construction; 

g. utility, access, drainage and maintenance easements; 

h. the ownership and maintenance responsibility for each infrastructure asset; and 

i. connections to infrastructure established or to be established through another 

stage. 

157. Any material change to a certified engineering plan must be submitted to Council for 

further certification before the change is implemented. Council may certify the change 

only where it remains consistent with the matters identified in conditions XX. 

158. Physical works associated with a stage must not commence until Council has certified 

in writing that the engineering plans for that stage satisfy conditions XX. 
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Construction management 

159. No less than 20 working days before physical work commences within stage three the 

consent holder must submit a Construction Management Plan for that stage to Council 

for certification. 

160. The purpose of the Construction Management Plan is to set out the procedures and 

measures that will be implemented to avoid or minimise adverse construction effects 

on neighbouring properties, the road network, the Waikato River, ecological areas, 

public infrastructure and public access. 

161. The Construction Management Plan must include. 

a. the name and contact details of the contractor and site manager; 

b. the anticipated construction programme; 

c. construction hours; 

d. site access and construction-traffic arrangements; 

e. contractor parking and loading areas; 

f. the location of construction compounds, material-storage areas, equipment-

storage areas and stockpiles, together with any screening measures; 

g. dust, noise and vibration controls; 

h. erosion and sediment controls; 

i. temporary stormwater-management measures; 

j. earthworks and stockpile management; 

k. measures applying near the Waikato River, gullies and ecological areas; 

l. measures for maintaining safe public use of the existing Waikato River Trail, 

including any temporary closure, diversion or local alteration required during 

construction; 

m. procedures for receiving, recording and responding complaints; 

n. procedures for preventing damage to public infrastructure; and 

o. procedures for restoring any public or private property affected by the works. 

p. Accidental discovery protocol included as mentioned below in condition 18.  

q. Any requirements for the ecological areas within ‘BA’, ‘BB’, ‘BC’ as shown on 

the approved subdivision scheme plan including marking the area and 

protecting it appropriately from construction.  

 

Accidental discovery 

162. If any archaeological material, kōiwi or taonga is discovered during earthworks: 

a. all works within 20 m of the discovery must cease immediately; 

b. the discovery area must be secured against further disturbance; 

c. Council, Heritage New Zealand Pouhere Taonga, Raukawa Charitable Trust and 

Ngāti Koroki Kahukura must be notified as soon as practicable; 
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d. the New Zealand Police must also be notified if the discovery includes kōiwi;the 

discovery must be managed in accordance with the requirements of the 

Heritage New Zealand Pouhere Taonga Act 2014 and any applicable tikanga 

agreed with tangata whenua; and 

e. works must not recommence within the affected area until any necessary 

statutory authority has been obtained and Council has received written 

confirmation that the applicable archaeological and cultural requirements have 

been addressed. 

163. Council may certify a Construction Management Plan only where it demonstrates that 

the purpose in condition XX will be achieved and includes the information required by 

condition XX. 

164. Physical works within a stage must not commence until Council has certified the 

Construction Management Plan for that stage in writing. 

165. All construction activities must be undertaken in accordance with the certified 

Construction Management Plan. A copy of the certified plan must be held on site and 

made available to Council on request. 

 

Earthworks and geotechnical requirements 

166. Earthworks must be undertaken in general accordance with the approved earthworks 

plans (approved as part of condition XX), and the approved geotechnical 

recommendations. 

167. Earthworks must be supervised by a suitably qualified and experienced geotechnical 

professional to the extent required by the approved geotechnical recommendations. 

168. Any uncontrolled or unsuitable fill encountered during construction must be removed 

or remediated in accordance with the written recommendations of the supervising 

geotechnical professional. 

169. Fill supporting a building area, road or other structure must be placed and compacted 

as engineered fill and certified by a suitably qualified and experienced geotechnical 

professional. 

170. Earthworks must be undertaken so that runoff, sediment, dust or debris does not: 

a. cause damage or nuisance beyond the area of works; or  

b. enter the Waikato River, a wetland, gully or other waterbody. 

171. The consent holder shall ensure that the areas identified in condition XX below are 

captured as a consent notice area on the LT Plan submitted for s223.  

172. Before certification under section 224(c) of the Resource Management Act 1991 is 

sought for each stage, the consent holder must provide a geotechnical-completion 

report prepared by a suitably qualified and experienced geotechnical professional 

confirming: 

a. the nature, extent and depth of fill placed; 

b. the compaction standards achieved; 

c. the suitability of each approved building area; 

d. any limitations applying to future buildings or foundations; 
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e. that the 25 m building restriction line and the setback determined by a 1V:2H 

projection from the toe of slopes exceeding 25 degrees have been accurately 

identified; 

f. that the identified building restrictions and slope setbacks remain appropriate 

following completion of the earthworks; and 

g. any geotechnical limitation or recommendation that must be secured through 

a consent notice. 

 

Roads and access 

173. The roads to vest, intersections, rights of way and vehicle crossings must be designed 

and constructed in accordance with: 

a. the approved scheme plans; 

b. the certified engineering plans; 

c. the applicable Regional Infrastructure Technical Specifications; and 

d. the transportation mitigation identified in Council’s transportation-review 

documents dated 1 July 2025 and 14 August 2025. 

174. The detailed engineering plans for each intersection with Horahora Road must: 

a. provide basic left-turn and right-turn widening as per Austroads; 

b. be prepared in accordance with Parts 4 and 4A of the Austroads Guide to Road 

Design; 

c. demonstrate that all widening, entry and exit tapers, drainage infrastructure, 

roadside regrading and local alterations to the existing Waikato River Trail can 

be accommodated within the road reserve, unless an alternative legal 

arrangement has been secured; 

d. maintain effective roadside drainage, including through culverts or equivalent 

measures where required; and 

e. provide for the safe regrading, local realignment and reinstatement of the 

existing Waikato River Trail where it is affected by the intersection works. 

175. Before section 224(c) certification is sought for the first stage relying on an intersection 

with Horahora Road, the consent holder must provide certification from a suitably 

qualified and experienced transportation engineer confirming that the intersection has 

been constructed in accordance with the certified engineering plans and condition XX. 

176. Each vehicle crossing must: 

e. be located generally in accordance with the approved scheme and 

transportation plans; 

f. be formed in accordance with the applicable Regional Infrastructure Technical 

Specifications rural-residential vehicle-crossing standard; 

g. have a gradient no steeper than 1 vertical in 12 horizontal within the vehicle-

crossing formation; 

h. be at or above the level of Horahora Road for at least the first 6 m measured 

from the edge of the road carriageway, unless an alternative design is certified 
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under conditions 9-12 as providing the required sight distance; 

e.  provide the sight distance required by condition 35; 

f.  be designed so that stormwater does not discharge onto Horahora Road; 

and 

g.  provide for the safe crossing and continuity of the Waikato River Trail. 

177. For the purpose of detailed intersection and vehicle-crossing design, sight distance 

must be assessed using the legal speed limit of the road along the development 

frontage and must provide: 

a. at least 160 m sight distance at each vehicle crossing, measured in accordance 

with RTS 6; and 

b. at least 248m sight distance at each subdivision intersection, measured in 

accordance with Austroads requirements.  

178. The sight distance available at every vehicle intersection and vehicle crossing created 

must be demonstrated through the engineering-plan certification required by 

conditions XX. The assessment must take account of: 

a. the final intersection or vehicle-crossing location and level; 

b. the driver-eye position prescribed by RTS 6; 

c. the final road and vehicle-crossing gradients; 

d. roadside vegetation; 

e. roadside berms and embankments; and 

f. the alignment and level of the Waikato River Trail. 

179. Where the required sight distance cannot be conclusively demonstrated before 

construction, it must be verified on site following formation of the intersection or 

vehicle crossing. Before section 224(c) certification is sought for the relevant stage, the 

consent holder must provide certification from a suitably qualified and experienced 

transportation engineer confirming that the sight distance required by condition XX has 

been achieved. 

 

180. Where excavation or regrading of a roadside berm or embankment is necessary to 

provide the required sight distance or intersection widening, the consent holder must: 

a. maintain effective roadside drainage; 

b. Where the works required by condition XX affect the Waikato River Trail, the 

affected section of the trail must be safely realigned, regraded and reinstated 

in accordance with the certified engineering plans before the shared access is 

brought into use. 

c. reinstate the affected section of the trail in accordance with the certified 

engineering plans and to a standard consistent with the adjoining trail; and 

d. before section 224(c) certification is sought for the relevant stage, provide 

certification from a suitably qualified and experienced engineer confirming that 

the drainage and trail-reinstatement works have been completed in 

accordance with the certified engineering plans. 
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Rights of way and gates 

181. All shared rights of way must be designed and constructed in accordance with the 

certified engineering plans and the applicable Regional Infrastructure Technical 

Specifications and must meet the following minimum standards: 

a. where serving one residential lot, a formed carriageway width of 4.5 m; 

b. where serving between two and six residential lots, a formed carriageway width 

of 6 m; 

c. Lot 104 may have a minimum legal width of 6 m where it serves only Lots 43 

and 47; and 

d. all other shared rights of way must have a minimum legal width of 7 m. 

182. Where a lot boundary is less than 8 m from the edge of the Horahora Road carriageway, 

any gate providing vehicle access from Horahora Road must be recessed at least 8 m 

from the edge of the carriageway. 

 

Waikato River Trail 

183. Safe and continuous public use of the Waikato River Trail must be maintained 

throughout construction, except during a temporary closure or diversion undertaken 

in accordance with condition 48. 

184. Before temporarily closing or diverting any part of the Waikato River Trail, the consent 

holder must: 

a. notify the Council’s trail manager; 

b. provide a safe and clearly marked temporary route, where practicable; 

c. install appropriate warning and directional signage; 

d. provide barriers or other public-safety measures appropriate to the nature of 

the works; and 

e. notify trail users through the method and within the timeframe agreed with 

Council’s trail manager. 

185. Any part of the Waikato River Trail damaged or disturbed by construction must be: 

a. safely regraded or locally realigned where necessary to accommodate an 

approved intersection, vehicle crossing, roadside-drainage work or sightline 

improvement; 

b. reinstated in accordance with the certified engineering plans; 

c. reinstated to a formation width, surface and standard consistent with the 

adjoining trail. 

 

Stormwater 

186. The purpose of the Stormwater Management Plan is to: 

a. identify the stormwater infrastructure and treatment measures required to 

service the subdivision; 

b. ensure that stormwater runoff is collected, conveyed, treated and discharged 

in accordance with the approved stormwater design; 
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c. protect the Waikato River, gullies, wetlands and other receiving environments 

from scour, erosion, sediment and contaminants; and 

d. establish clear and enforceable requirements for the operation, inspection, 

maintenance, repair and replacement of all private and communal stormwater 

infrastructure. 

187. The Stormwater Management Plan must be prepared by a suitably qualified and 

experienced stormwater professional and submitted as part of the engineering design 

and must include: 

a. plans identifying all communal and on-lot stormwater infrastructure; 

b. the stormwater collection, conveyance, treatment, detention, soakage and 

discharge measures applying to roads, accessways, common areas and 

residential lots; 

c. the design and performance requirements for roadside swales, culverts, 

treatment devices, detention and soakage devices, discharge points and 

overland-flow paths; 

d. erosion and scour protection at discharge points; 

e. the stormwater-treatment measures required before discharge; 

f. the ownership and maintenance responsibility for each stormwater asset; 

g. the inspection, servicing, maintenance, repair and replacement requirements 

for each type of stormwater asset; 

h. the required frequency of inspections and maintenance; 

i. the allocation of maintenance, repair and replacement costs for any 

stormwater asset serving more than one lot; 

j. any access arrangements required to inspect, maintain, repair or replace 

communal stormwater infrastructure; 

k. the records that must be retained to demonstrate inspection and maintenance; 

l. procedures for responding to blockages, failures, erosion, flooding or other 

stormwater-related incidents; and 

m. the applicable requirements of the Regional Infrastructure Technical 

Specifications; 

n. any Waikato Regional Council consent held in relation to the land, or Waikato 

Regional Council Guideline for stormwater; and 

188. Any material amendment to the certified Stormwater Management Plan must be 

submitted to Council for further certification before it is implemented. Council may 

certify an amendment only where it achieves the purpose in condition XX and remains 

consistent with the matters identified in condition XX. 

189. The consent holder must provide Council with: 

a. as-built plans identifying all stormwater infrastructure established within stage 

three; 

b. certification from a suitably qualified and experienced stormwater professional 

confirming that the stormwater system has been constructed in accordance 
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with the certified engineering plans and Stormwater Management Plan. 

 

Electricity and telecommunications 

190. The consent holder must provide an electric power connection to the boundary of each 

residential lot created by that stage. Written confirmation from the network utility 

provider that a connection is completed to their satisfaction shall be submitted to 

Council prior to section 224(c) RMA certification 

191. That either: 

a. The consent holder must provide evidence to prior to 224c that each residential 

lot created in the relevant stage, as shown on the approved scheme plan has 

been provided a wired telecommunications connection, OR 

b. The consent holder must ensure that pursuant to section 221 of the Act the 

following consent notice conditions is imposed on the titles of each residential 

lot created in the relevant stage, as shown on the approved scheme plan 

stating; “Future owners of a lot to which this consent notice relates are advised 

that a wired telecommunications connection to the allotment has not been 

installed at the time of subdivision. Future owners are advised to investigate 

wired or wireless connections at their own expense.” 

 

Landscape mitigation 

192. No less than 20 working days before physical works commence within stage three, the 

consent holder must submit a Landscape, Visual Amenity and Mitigation Planting Plan 

for that stage to Council for certification. 

193. The Landscape, Visual Amenity and Mitigation Planting Plan must: 

a. be prepared by a suitably qualified and experienced landscape architect; 

b. be in general accordance with the approved Landscape Master Plan; 

c. integrate the requirements of the certified Ecological Management Plan; and 

d. demonstrate how the landscape mitigation required for the relevant stage will 

be established, protected and maintained. 

194. Each Landscape, Visual Amenity and Mitigation Planting Plan must include: 

a. the location and extent of vegetation to be retained; 

b. the location and extent of proposed planting required prior to s224 certification 

for that stage; 

c. plant species, numbers, spacing and grades; 

d. anticipated plant heights at establishment, 10 years after establishment and 

maturity; 

e. site preparation, soil, staking, irrigation and mulching requirements; 

f. planting-season requirements; 

g. plant-maintenance and replacement requirements; 

h. pest-plant control measures; 

i. monitoring requirements and measurable performance targets; 
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j. be consistent with the approved Landscape and Visual Assessment and master 

plan, including proposed mitigation; 

195. All landscape planting required  prior to s224 must be completed before section 224(c) 

certification is sought for that stage, unless: 

a. planting during that period would be inconsistent with the planting season 

specified in the certified Landscape, Visual Amenity and Mitigation Planting 

Plan; 

b. the consent holder has submitted an alternative implementation programme 

requiring the planting to be completed during the next specified planting 

season; 

c. Council has certified that implementation programme; and 

d. the consent holder has provided a bond under section 108(2)(b) of the 

Resource Management Act 1991 sufficient to cover the reasonable cost of 

completing and maintaining the deferred planting. 

196. Where planting is deferred under condition 71: 

a. the planting must be completed during the next planting season specified in the 

certified Landscape, Visual Amenity and Mitigation Planting Plan; 

b. a suitably qualified and experienced landscape architect must provide Council 

with written certification that the planting has been completed in accordance 

with the certified plan; and 

c. the bond must not be released until Council has received the certification 

required by clause (b). 

197. Before approval of the survey plan under section 223 of the Resource Management 

Act 1991 for each stage, the consent holder must ensure that any landscape or visual 

mitigation planting areas required ongoing retention within privately owned lots are 

identified on the survey/LT plan for that stage. The areas shown must be consistent 

with the certified Landscape, Visual Amenity and Mitigation Planting Plan and must be 

identified in the consent notice to be registered against each affected lot. 

 

198. The LT plan submitted to satisfy s223 survey plan shall include a consent notice area 

within Lot 16 as shown on the approved scheme plan for the purpose of protecting 

views from Horahora Road toward the west.  

 

Ecology 

 

199. All ecological protection and restoration areas located within stage three (Area BA, BB, 

BC only) must be legally protected in perpetuity through: 

a. a consent notice under section 221 of the Resource Management Act 1991; 

b. illustrating areas on the LT plan for s223 approval.  

200. Pest plant, animal control and planting must be undertaken within area BA to BC as 

required in the Ecological Management Plan approved by Council as part of the 

conditions of this consent. Once completed, a suitably qualified and experienced 

ecologist must provide certification that these measures are complete.  
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Esplanade strip 

201. The consent holder must, in relation to the part of the Waikato River frontage 

contained within that stage: 

a. create a 10 m-wide esplanade strip along the full extent of that frontage in 

accordance with sections 232 and 233 and Schedule 10 of the RMA and connect 

it with the boundary of stages 1 and 2; 

b. identify the location and width of that part of the esplanade strip on the 

relevant survey plan; 

c. submit the proposed esplanade-strip instrument to Council for certification; 

d. undertake to register the certified instrument against each Record of Title 

containing part of the esplanade strip; 

e. ensure that the instrument: 

a. secures public access along the Waikato River frontage; 

b. binds the registered proprietors of the affected land and their 

successors in title; and 

c. specifies the applicable rights, restrictions and ongoing landowner 

responsibilities relating to the use and management of the strip; and 

f. complete the fencing, planting, weed control, erosion protection and other 

works within or adjoining that part of the esplanade strip required by the 

approved plans, certified Landscape, Visual Amenity and Mitigation Planting 

Plan or certified Ecological Management Plan. 

Advice note: These consents do not require the Waikato River Trail to be permanently 

relocated into the esplanade strip. Any future relocation of the trail by Council would be 

undertaken separately. Any part of the existing trail disturbed by the subdivision works 

must be protected, temporarily managed and reinstated in accordance with the 

applicable conditions of this consent. 

Reserve to be vested 

202. The reserve to vest as shown on the approved subdivision scheme plan as Lot 37 

must be vested in Council.  

Easements and legal instruments 

 

203. The consent holder shall ensure that for each stage, as part of the s223 certification 

application, all easements required to provide legal access, services, drainage, 

sightlines or rights of inspection and maintenance for the lots or infrastructure created 

by that stage must: 

a. be duly granted or reserved; 

b. be shown in the memorandum of easements on the relevant survey plan; and 

c. Be prepared at the cost of the consent holder. 

Financial contributions 

204. Pursuant to Rule FC-R2(1) and FC-R2(4) of the South Waikato Operative District Plan 

and section 108(2)(a) of the Resource Management Act 1991, the consent holder shall 
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pay financial contributions totaling $6,529.00 per additional allotment (GST inclusive). 

The consent holder shall pay the applicable contributions for stage three, prior to the 

release of the section 224(c) certificate for that stage. 

 

The contribution is made up of $4,632.00 for roading and $1,897.00 for reserves 

with the total amount payable for this stage being: 

Stage Additional Allotments 

Created 

Total 

Contributions 

Payable per 

Stage 

3 36 $235,044.00 

 

Consent notices 

205. The consent holder shall ensure that pursuant to Section 221 of the Act the 

following consent notice conditions shall be imposed on the titles of Lots 16 to 36, 

38, 44 to 58:  

TAKAPOTO ESTATE CONSENT NOTICE 

206. That Tthe s221 consent notice prepared and submitted with the application (email 

dated 10 April 2026) be finalised at the approval of Council and an undertaking be 

provided to confirm it will be registered to the titles to Lots 16 to 36, 38, 44 to 58. 

BUILDING USE, LOCATION AND COVERAGE 

207. No more than one dwelling may be constructed or used on each residential lot unless 

specifically provided for in a separate land use consent. 

208. An accessory building may be established on a residential lot but must not be designed, 

constructed or used as a separate dwelling, minor residential unit, secondary dwelling 

or independent residential unit unless specifically provided for in a separate land use 

consent  

209. The combined building footprint of all buildings on a residential lot must not exceed: 

500 m² 

210. Every dwelling and accessory building must be located wholly within an 800 m² building 

area illustrated at the time of building consent, unless otherwise authorised by a 

subsequent resource consent. 

211. No building or structure, except fencing along a boundary, may be located within: 

a. any other geotechnical or natural-hazard building restriction area as confirmed 

in the geotechnical completion report.  

b. 25m from the edge of the Lake for purposes of the Operating Easement. 

c. 25m from the bat habitat setback as shown on the LT plan.   

BUILDING DESIGN 

212. All buildings must comply with the following requirements: 

a. building height must not exceed 6 m above final ground level; 

b. roof colours and materials must have a Light Reflectance Value of less than 

20%; 
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c. wall colours and materials must have a Light Reflectance Value of less than 30%; 

d. exterior materials must have a recessive appearance and must not be highly 

reflective; and 

e. detached accessory buildings, water tanks and other vertical infrastructure 

must, where practicable, be located beside or behind the dwelling when 

viewed from the Waikato River. 

f. A lighting design (for exterior lighting only) must be provided at the time of 

building consent confirming that any lighting has no more than 0.3 lux 

measured 20m from any bat habitat including along the edge of the Lake as 

shown on the LT plan. This applies to Lots 16 to 30, 32, 34, 36, 38, 50, 54 to 58. 

GEOTECHNICAL  

 

213. That Ffor subsequent development of Lots 16 to 36, 38, 44 to 58 a suitably qualified 

and experienced engineer will be required to inspect the site and submit to Council for 

approval, at the time of building consent, the design details on the foundations of the 

buildings. The design details must reflect the findings of the Geotech completion report 

submitted and approved as part of the subdivision consent including the relevant 

geotechnical setback from the top of the bank and the slope.   

ON-LOT LANDSCAPING 

214. The owner of each residential lot must establish all on-lot planting shown for that lot 

in the certified Landscape, Visual Amenity and Mitigation Planting Plan before the 

principal dwelling is occupied/Code of Compliance is issued (whichever is sooner). 

215. The planting required by condition XX 214 must be retained and maintained in 

perpetuity. Any dead, diseased, damaged or failed plant must be replaced during the 

next appropriate planting season with a plant of the same species or an alternative 

species specified in the certified Landscape, Visual Amenity and Mitigation Planting 

Plan. 

STORMWATER 

216. That Ffor subsequent development of Lots 16 to 36, 38, 44 to 58 a suitably qualified 

and experienced engineer will be required to inspect the site and submit to Council for 

approval, at the time of building consent, the design details on the proposed 

stormwater system.  

Reason: The purpose of the above condition is required to make sure all stormwater 

generated from the buildings onsite are disposed of onsite to the 10-year ARI event. All 

development of a residential lot must comply with the certified Stormwater 

Management Plan, including the on-lot detention, soakage, conveyance, treatment and 

discharge measures specified for that lot. 

217. That  Tthe owners of Lots 20, 27, 29, 44, 47, 48, 58  shall be awareensure that Areas as 

shown on the approved LT plan must do not have any buildings or structures, complete 

any earthworks, planting or other activity that may: 

a. obstruct or divert an overland-flow path identified in the certified 

Stormwater Management Plan; 

b. reduce the effectiveness of an approved stormwater device; or 
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c. prevent reasonable access to a stormwater device for inspection, 

maintenance, repair or replacement. 

d. Alter or modify an approved stormwater device (unless the change has 

first been certified by Council in accordance with the stormwater 

conditions of this consent and any necessary regulatory approvals have 

been obtained). 

WASTEWATER 

218. That Ffor subsequent development of Lots 16 to 36, 38, 44 to 58 a suitably qualified 

and experienced engineer will be required to inspect the site and submit to Council for 

approval, at the time of building consent, the design details on the proposed 

wastewater system. This requires:- 

a.  a secondary treatment system to be designed and approved; 

b. 30 metre setback from the lake edge as a minimum.  

 

Note: Where an on-site wastewater discharge does not comply with the 

applicable permitted-activity requirements, the necessary regional consent must 

be obtained before the system is installed or operated. 

WATER SUPPLY 

219. The owner must provide, with the building consent for any dwelling, information to 

demonstrate that the following requirements for water supply are met: 

a. a potable-water supply of sufficient quality and capacity for the intended 

residential use; and 

b. firefighting water supply that meets the requirements of the New Zealand Fire 

Service Firefighting Water Supplies Code of Practice SNZ PAS4509:2008 storage 

and Fire and Emergency New Zealand access that comply with the applicable 

firefighting-water requirements. 

ECOLOGICAL, FENCING AND LIGHTING CONTROLS 

220. That Ccurrent and future owners of Lots 16 to 36, 38, 44 to 58 to  must be awareensure  

that there is an approvedcertified Ecological Management Plan which must beis 

complied with and implemented within the protected ecological areas. All ecological 

areas must be kept free of buildings, structures, and earthworks. 

221. Fencing adjoining the Waikato River, an esplanade strip, or gully area must: 

a. comprise rural-style post-and-rail, post-and-wire, or post-and-wire-netting 

fencing; 

b. not exceed 1.2 m in height; and 

c. not comprise solid panels or close-boarded fencing. 

222. No domestic cat may be kept or permitted to remain on a residential lot.  

RURAL REVERSE SENSITIVITY 

223. Each consent notice must advise future owners and occupiers that the residential lot is 

located within a rural environment in which lawfully established farming and rural-

production activities may generate noise, dust, odour, agrichemical spray, vibration, 

traffic, machinery movements, stock movements and other effects that are 
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characteristic of the rural environment. 

RIGHTS OF WAY AND GATES 

224. The current and subsequent owners of Lots 102 and 103 are awareshall ensure  that a 

no gate is not permitted to be installed across the entrance; 

225. That Tthe current and future owners of Lots 16 to 19, 22 to 28, 48 and 58 must be 

awareshall ensure that there is a sight line envelope demonstrated on the LT plan which 

must beis kept free of any structures or vegetation which are more than 0.5m high. 

226. No additional entrances, excluding those formed as part of the subdivision, shall be 

permitted to connect directly to Horahora Road.  

227. The current and future owners must be aware that there is a sight line envelope 

demonstrated on the LT plan which must be kept free of any structures (excluding post 

and rail fencing) or vegetation which are more than 0.5m high. 

228. No additional entrances, excluding those formed as part of the subdivision shall be 

permitted to connect directly to Horahora Road.  

 

VIEWSHAFT  

229. The area identified as part of condition XX on the LT plan over Lot 16 shall remain free 

of buildings and structures.  

Reason: the  purpose of this requirement is to retain the viewshaft from Horahora 

Road to the west.  
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ADVICE NOTES 

a. Plans required to be submitted to Council for certification shall be 

submitted electronically via planningteam@southwaikato.govt.nz 

b. The consent holder shall pay to the South Waikato District Council the 

actual and reasonable costs associated with the monitoring of 

conditions (or review of consent conditions), or supervision of the 

resource consent as set in accordance with Section 36 of the Resource 

Management Act 1991. These costs* may include site visits, 

correspondence and the actual costs of materials or services which 

may have to be obtained. 

 

 *Please refer to South Waikato District Council’s current schedule 

of Resource Management fees for guidance on the current hourly 

rate chargeable for Council’s staff. 

c. The consent holder shall notify the Council’s Environmental 

Monitoring and Compliance Officer of the start and completion dates 

of the works in writing at least three working days before the works are 

carried out. The consent holder shall fill out and return (by email to the 

Environmental Monitoring and Compliance Officer at 

planningteam@southwaikato.govt.nz, or by post to Private Bag 7, 

Tokoroa 3444) the form that is attached to this decision. 

d. It is the consent holder’s responsibility to comply with any conditions 

imposed on this resource consent prior to and during (as applicable) 

exercising this resource consent. 

e. If you disagree with any of the above conditions or disagree with the 

additional charges relating to the processing of the application, you 

have a right of objection pursuant to sections 357A or 357B of the 

Resource Management Act 1991. Any 

objection must be made in writing to the Council’s Resource Consents 

Manager within 15 working days of notification of the decision. 

f. The consent holder is responsible for obtaining all other necessary 

consents, permits, and licences, including those under the Building Act 

2004, and the Heritage New Zealand Pouhere Taonga Act 2014. This 

consent does not remove the need to comply with all other applicable 

Acts (including the Property Law Act 2007 and the Health and Safety in 

Employment Act 1992), regulations, relevant Bylaws, and rules of law. 

This consent does not constitute building consent approval. Please 

check whether a building consent is required under the Building Act 

2004. 

g. Additional fees will be required by the Council with the application(s) 

for the Section 223 and 224 certificates. The section 224 certificate 

will be issued following compliance with all conditions of consent set 

out above, and payment of any applicable financial contribution. 

h. Applications for sections 223 and 224(c) certifications shall be 

submitted electronically via planningteam@southwaikato.govt.nz 


