Private Plan Change — J&T Quigley, 1861 Ongaroto Road, Lake Whakamaru

Section 32AA Evaluation

INTRODUCTION

Section 32AA of The Resource Management Act (RMA) requires a further evaluation for any

changes that have been made to the proposal since the evaluation report was completed.

The purpose of the section 32AA is to:

(&) Address whether the proposal is the most appropriate way to achieve the purpose of the
RMA; and

(b) Evaluate whether the provisions of the proposal are the most appropriate way to achieve

the objectives.

In full, section 32AA states:
(1) A further evaluation required under this Act—
(a) Is required only for any changes that have been made fto, or are proposed
for, the proposal since the evaluation report for the proposal was completed
(the changes); and

(b)  must be undertaken in accordance with section 32(1) to (4); and

(c) must, despite paragraph (b) and section 32(1)(c), be undertaken at a leve/
of detail that corresponds fo the scale and significance of the changes, and
(@) must—
(i) be published in an evaluation report that is made available for public
inspection at the same time as the decision on the proposal is

notified; or


https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM232582#DLM232582
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM232582#DLM232582

(i) be referred fo in the decision-making record in sufficient detail fo
demonstrate that the further evaluation was undertaken in
accoraance with this section.

(2) To avoid doubt, an evaluation report does not have fo be prepared if a further
evaluation is undertaken in accordance with subsection (1)(d)(ii).
(3) In this section, proposal means a proposed regional policy statement, plan, or

change for which a further evaluation must be undertaken under this Act.

OVERVIEW OF PRIVATE PLAN CHANGE

This private plan change seeks to rezone 31.36 hectares of land at 1861 Ongaroto Road (SH

30), Whakamaru from General Rural Zone (GRUZ) to Rural Lifestyle Zone (RLZ) and to

provide the planning framework to enable a 66 lot subdivision. The rezoning is supported by:

(a) Amendments to the subdivision (SUB) and RLZ chapters of the Operative South
Waikato District Plan (District Plan); and

(b) The insertion of a new structure plan into chapter 16 of the District Plan, known as the
“Lake Whakamaru Development Area, to guide subdivision and development within

the area. This is referred to as the DAP in Table 1 below.

SCALE AND SIGNIFICANCE OF EFFECTS

Further evaluations under the RMA must be undertaken at a level of detail that corresponds to
the scale and significance of the change proposed. The changes to the private plan change
provisions made since the original Section 32 evaluation, are refinements in response to
issues raised by submitters, mana whenua and South Waikato District Council during the

hearing. The changes do not challenge the original s32 evaluation nor the intent of the private



plan change. The scale and degree of the assessment in Table 1 below reflects the

‘refinement’ amendments against the Section 32AA considerations.

Overall, the amendments to the private plan change are considered to be of a low scale and

significance for the following reasons:

@)

(b)

(©

(d)

(e)

()

(@

The private plan change address a resource management issue relating to the
efficient use of land;

The proposal will enable up to 66 residential lifestyle properties to be established and
a manner that integrates into the existing environment;

The technical evidence at hearing relating to effects demonstrated that the proposal
will be unlikely to have significance adverse environmental effects;

The proposal addresses mana whenua concerns regarding potential discharges of
untreated wastewater to the Waikato River by the requirement for each lot to have an
onsite secondary standard treated effluent system for land disposal;

A Bat Management Plan will protect Long-tailed bats;

The effects on landscape, character and amenity have been assessed by two
landscape experts to be acceptable; and

There is a sufficient level of information provided through evidence to inform decision-

making and a corresponding low risk of acting.

EVALUATION OF OBJECTIVES AND THE PROVISIONS OF THE PROPOSAL

Table 1 below assesses the objectives of the private plan change (including one new

objective) against the purpose of the RMA. It also examines whether the provisions are the

most appropriate way to achieve the purpose of the proposal. It includes a cost and benefit

analysis of the economic, social, environmental and cultural effects of the provisions. This



includes whether opportunities for economic growth and employment are reduced or
increased. The risk of acting or not acting where uncertain information exists is also

considered. The reasons for deciding on the provisions is also assessed.

A copy of the final agreed SUB chapter, RLZ chapter and DAP are attached showing post

hearing changes.

Table 1: S32AA Assessment for J&T Quigley Limited

Changes to the Proposed Amendments Effect and Evaluation of the changes
SUBDIVISION CHAPTER
Addition of SUB-P17 1. Whether the provisions are the
most appropriate way to achieve
“‘Manage services within the Lake Whakamaru the objectives through
Development Area in Chapter 16 by: a) Identifying other options
(&) Managing water quality and quantity through b) Assessing the efficiency and
the application of low impact design effectiveness of the provisions
principles within the development; in achieving the objective.
(b) Designing stormwater infiltration measures c) Reasons for deciding on the
based on a geotechnical assessment to provisions.

achieve and maintain a low level of risk of
landslip  or liquefaction  within  the | The proposed policy addresses existing
Development Area without increasing risk | objectives O4, O5 and O6 by providing
elsewhere; guidance for decision makers as to how

(c) Identification of a single primary road network | traffic safety will be achieved and how
with connections to the existing State | inappropriate subdivision will be avoided
Highway road network to optimise traffic | specifically in the Lake Whakamaru
management; Development Area (LWDA).

(d) Identification of additional primary road
connections that may be provided to improve | The alternative option would be to provide
connectivity; no policy guidance (relying on existing),

(e) Ensuring efficient and safe walkways are | which is not considered to provide the
provided to existing and potential future | decision maker, or plan reader with a
public spaces.” logical understanding of how development

within the LWDA would achieve the District

Plan’s objectives, or the purpose of the




RMA.

The reasons for deciding on this provision
is that it provides clear and logical direction
for readers and for the administration of the
District Plan, while addressing key
concerns raised by mana whenua and
NZTA.

2. Detail the environmental, social,
economic and cultural effects.

No adverse effects are identified. Positive
effects are managing hazards, water
quality and traffic safety to avoid adverse
effects on the environment, and providing
for public access, to enhance amenity

values.

3. Identify costs and benefits of the
effects, including economic growth

and employment.

No costs are identified.

Benefits of the policy include provision of
public amenity, safeguarding water quality
and therefore addressing mana whenua
concerns regarding the mauri of the water
and creating a subdivision which does not

put people or property at risk.

4. Identify the risk of not acting.

The risk of not acting is that there is a
disconnect between the proposed rules,
the DAP and the objectives which
encumbers the efficient administration of
the District Plan.




Addition of SUB-P18

“Ensure the design of reserves and open spaces
within the Lake Whakamaru Development Area in
Chapter 16 incorporates Crime Prevention through

Environmental Design principles.”

1 Whether the provisions are the
most appropriate way to achieve
the objectives through
a) ldentifying other options
b) Assessing the efficiency and

effectiveness of the provisions
in achieving the objective.
c) Reasons for deciding on the

provisions.

The proposed policy addresses existing
objectives O4 and O5 by acknowledging
and providing guidance on the open space
values and importance of public amenity
and safety specific to the Lake Whakamaru

Development Area.

The alternative option would be to provide
no policy guidance (relying on existing),
which is not considered to provide the
decision maker or plan reader with a logical
understanding of how development within
the LWDA would achieve the District Plan’s
objectives, or the purpose of the RMA. A
further option is to include detail on what
the Crime Prevention Through
Environmental Design (CPTED) principals
are with respect to design of reserves and
open spaces. This may be in the
Anticipated Environmental Outcomes, on

the DAP, or as an information requirement.

The reasons for deciding on this provision
is that it provides clear and logical direction
for readers and for the administration of the
District Plan, while addressing key
concerns raised by the Council’s landscape
architect and reserves manager. The
generality of this provision also allows the

CPTED principles to be adopted depending




on relevance. This policy will also be able
to be repeated (amended) for future DAPs
without introducing a further new provision,
therefore  maintaining the ease of

administration of the District Plan.

2. Detail the environmental, social,

economic and cultural effects.

Potential adverse effects of implementing
CPTED principles include loss of privacy, a
focus on these principles over amenity and
natural values, displacement of crime and
providing a false sense of security.
Overlighting may also conflict with the
desire to preserve bat habitat. Positive
effects are a reduction in crime and anti-
social behaviour, increased real and
perceived safety, stronger surveillance,
improved activation of public spaces,
logical and intuitive movement through
public space and greater community

cohesion.

3. Identify costs and benefits of the
effects, including economic growth

and employment.

Costs:

Higher capital costs for  design,
construction, and materials that meet
safety standards. Increased maintenance
to keep paths, lighting, planting, and public
areas at the required standard. Reduction
in amenity, and the creation of
amenity/visually aesthetic design

constraints,

Benefits:




Social and Cultural

Stronger sense of place, where the
character of the landscape and
local values are reflected in how
reserves look and feel.

Safer public spaces, which
encourages more people to use
them, stay longer, and return often.
Improved wellbeing as people have
access to green, calm, inviting,
safe public spaces.

Enhanced cultural expression
when design responds to mana
whenua values, heritage, and local
stories.

Lower crime rates.

Economic

4.

Higher property values around
well-designed reserves and
attractive public realms.

Reduced vandalism and crime
costs.

Local economic stimulus, as

attractive places draw people.

Identify the risk of not acting.

The risk of not including this policy includes

the creation of reserves and open spaces

that are unsafe, unresponsive to natural

surrounds, poorly maintained, encourage

crime and do not reflect the local identity.

Deletion of SUB-R3 DIS Activities

(Proposed by Applicant, deletion sought by SWDC)

“(5) Subdivision of land within the Lake Whakamaru

Rural Lifestyle Zone and assessment criteria”

and

1.

Whether the provisions are the
most appropriate way to achieve
the objectives through

a) ldentifying other options

b) Assessing the efficiency and




associated assessment criteria.

Replacement of SUB-R3 DIS Activities
(Proposed by SWDC, accepted by Applicant)

“(5) Any subdivision of RLZ land within the Lake

Whakamaru Development Area in Chapter 16

Matters of discretion
(a) SUB-R6(2).
(b) Relevant standards in SUB R5(5).
(c) Such

geotechnical assessment to assess potential

applications  shall  provide a
erosion and instability threats for identified
building sites.

(d) Mercury Energy, the Raukawa Charitable
Trust and the Waikato River Trails Trust shall
be affected parties to any proposals under
this Rule. A record of consultation with these
bodies shall be included as part of the
information provided with any subdivision
application under this Rule.

(e) SUB-R7 where relevant.

(f) The extent to which the subdivision provides
for a variety of Ilot sizes, clusters

development with clear separation between

clusters, and provides opportunities for
additional planting to maintain and enhance

natural character.

effectiveness of the provisions
in achieving the objective.
c) Reasons for deciding on the

provisions.

The provision provides a specific activity
status for subdivision within the LWDA,
than

provisions

rather relying on the existing

and therefore gives clear

direction for Applicants and decision
makers. The Matters of Discretion are
included (despite the Discretionary Status)
to reflect consistency with the existing
provisions within the District Plan and to
address specific matters raised. | consider
this the most appropriate way to address

subdivision within the LWDA..

The matters of discretion exclude:
- SUB-R5(3) as this relates to the
GRUZ; and
- SUB-R5(4) as these relate to the
averaging rule.
The exclusion of the averaging rules
matters of discretion is consistent with the
proposal to manage visual effects through
built form and landscape mitigation rather
than through lot size. This is supported

through the inclusion of item (f).

Other options would be to rely on the
the

provisions as originally proposed by the

existing provisions, or to retain

Applicant. The agreed provision ensures
consistency across the District Plan and
clarity for wusers, thus enabling more
effective and efficient administration of the
District Plan. Other options also include a

different activity status. The proposed




Discretionary  Activity status enables
Council to assess all potential effects thus
resulting in  stronger environmental

protection.

2. Detail the environmental, social,
economic and cultural effects.

No adverse effects noted as the
subdivision would have been DA anyway
pursuant to SUB-R3(4).

Positive Effects:

Environmental Effects

Making subdivision discretionary requires a
much more comprehensive assessment of
landscape, visual and ecological effects,
which strengthens the protection of the
lake-edge environment and surrounding
landforms. The requirement for a
geotechnical report ensures erosion and
instability hazards are identified early,
reducing long-term environmental damage
and safeguarding natural slopes.
Consultation with stated parties also helps
avoid adverse effects on the hydro lake
margins and associated infrastructure. The
variety of lot size and clustering criteria
sends a clear message that uniformity

across the landscape is not desirable.

Social Effects

The proposal improves social outcomes by
ensuring subdivision is carefully designed,
appropriately located and stable for future
residents. Higher quality design and
stronger landscape integration protect the

amenity values that residents and visitors

expect around Lake Whakamaru.
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The mandatory consultation and the ability
to fully consider effects through a
discretionary process also provide greater
community confidence that development

will be well managed.

Cultural Effects

Identifying the Raukawa Charitable Trust
as an affected party ensures cultural
values, relationships with the Waikato River
and the broader cultural landscape are
woven into the subdivision process.
Discretionary status allows effects on
mauri, landform, and cultural identity to be
considered in a holistic, place-based way.
This approach supports kaitiakitanga by
encouraging careful design, avoidance of
environmental harm, and integration of

planting and landform protection.

Economic Effects

The proposal helps avoid long-term costs
by requiring early identification of land
stability issues, potential impacts on hydro
infrastructure, and the effects of subdivision
design on landscape quality. This reduces
the risk of future remediation, infrastructure
failure or devalued lots due to poorly
located building platforms. Well-designed,
landscape-sensitive development can also

support higher property values over time.

3. lIdentify costs and benefits of the
effects, including economic growth
and employment.

Benefits:

Making subdivision at Lake Whakamaru a

Discretionary Activity and specifying the

11



criteria as written will achieve an
integrated, landscape-sensitive
development and it allows the council to
uphold stronger environmental, social,

cultural and economic outcomes.

Cultural values are actively recognised
through required consultation with the
Raukawa Charitable Trust, supporting
kaitiakitanga and protection of the wider

Waikato River landscape.

Costs:

The main costs arise from the increased
complexity and demands of the
discretionary process. Applicants face
higher upfront expenses, and the process
introduces greater uncertainty, as approval
is not guaranteed, and can extend
timeframes, leading to holding costs and

delays.

Overall, the costs are primarily procedural
and financial, while the long-term effects
avoided are environmental and

infrastructure related.

4. Identify the risk of not acting.
Without the proposed discretionary and
criteria oversight, subdivision  could
proceed with limited scrutiny of land
stability, erosion hazards or the long-term
impact of earthworks, increasing the
chance sediment discharge, or damage to
the natural landform and lake margin. The
absence of required consultation means
the interests of Raukawa, Mercury Energy

and the Waikato River Trails Trust may be

overlooked, weakening protection of

12



culturally significant landscapes and key
infrastructure. Socially, uncoordinated and
uniform subdivision could erode the rural-
lake character, reduce amenity, and
undermine the community’s experience of
the area. Economically, development could
proceed on unstable or poorly designed
land, creating future remediation costs,
infrastructure conflicts, reduced property

values and potential liabilities.

Deletion of SUB-R4 NC (2) RLZ

(Proposed by Applicant, deletion sought by SWDC)
with  the Lake
Whakamaru Rural Lifestyle Development
Area Plan as required by R5(4)-RLZ(k)”

General accordance

“(d)

Replacement of SUB-R4 NC (2) RLZ
(Proposed by SWDC, Accepted by Applicant)

“(d) In Lake Whakamaru Development Area in
Chapter 16, compliance with SUB-
R5(4)(k).”

1. Whether the provisions are the

most appropriate way to

achieve the objectives through

a) ldentifying other options

b) Assessing the efficiency
and effectiveness of the
provisions in achieving the
objective.

c) Reasons for deciding on

the provisions.

This that
subdivision which is not aligned with the
LWDA matters identified in (k) will default

to a non-complying activity, whereby the

agreed provision requires

threshold for obtaining a resource consent
is significantly more difficult. This provides
a clear message to plan users on the
importance of being in accordance with the
LWDA. This effectively ensures that
subdivision and development within the
LWDA is not inappropriate, and roading
provision is safe with the thereby directly
addressing SUB-0O3, SUB-O4 and SUB-

05.

The

‘accordance’

removal of ‘general’ in terms of

is an effective measure to

13



ensure that there are clear and certain
expectations for District Plan administrators
and Applicants. Retention of the term
‘general’ could result in conflicting opinion
between parties, resulting in an inefficient

subdivision process.

The reason for deciding on this provision is
that it provides a logical and clear
understanding of the importance of
complying with the key LWDA components

as specified in (k).

2. Detail the environmental,
social, economic and cultural
effects.

The activity status default is not considered
to have any adverse effects, other than

increased processing costs.

Positive effects:

Environmental Effects

Requiring non-complying consent for
subdivision that does not follow the specific
components of the LWDA discourages
proposals that would undermine natural
landforms, increase erosion risk, or
introduce visually intrusive development.
Only proposals with very minor effects or
exceptional environmental outcomes are
likely to pass the non-complying threshold,
which means poor-quality or inappropriate
subdivisions are effectively filtered out. This
helps maintain the rural-lake landscape

character, safeguard the lake margins and

reserve interface, and avoid the cumulative

14



effects that typically degrade natural

environments over time.

Social Effects

The default to non-complying status gives
the community greater confidence that
development will be well managed and
consistent with the values and character of
Lake Whakamaru. It helps preserve the
high-amenity; open-space feel of the area
and avoids fragmented, uncoordinated
subdivision patterns that can reduce local
enjoyment and sense of place. The
stronger test for approval also protects
public safety by ensuring only stable, well-
designed and environmentally responsible
subdivisions proceed. Residents and
visitors benefit from a more coherent,
attractive and predictable built

environment.

Economic Effects

The rule gives developers a clear incentive
to align with the LWDA, reducing ad hoc
proposals and supporting more efficient

infrastructure planning over time.

Cultural Effects

Requiring alignment  with specific
provisions of the Lake Whakamaru
Development Area strengthens protection
of cultural landscapes associated with the
Waikato River and its margins. It ensures
that subdivision that does not respect
cultural values, natural landforms or the

mauri of the area faces a high bar for

approval. This approach supports

15



kaitiakitanga by discouraging proposals
that undermine cultural identity, water
quality, or the relationship of Raukawa and
other tangata whenua with the area. It also
creates space for cultural values to remain
visible, respected and integrated into how

the land evolves.

3. lIdentify costs and benefits of
the effects, including economic
growth and employment.

Requiring subdivision to default to a non-
complying activity when it does not follow
specific provisions of the Lake Whakamaru
Development Area delivers strong long-
term benefits across environmental, social,
cultural and economic domains.
Environmentally, it protects the natural
landform, lake margins, biodiversity and
rural-lake character by discouraging
inappropriate development.  Socially, it
maintains high amenity, safe and
predictable neighbourhood character, and
strong community confidence in how the
landscape will evolve. Culturally, it upholds
the significance of the Waikato River
landscape by ensuring only well-aligned
proposals can proceed. Economically,
filtering out poor-quality or  risky
developments reduces future remediation
costs, supports stable long-term property
values and preserves the attractiveness of
the area for recreation and tourism, which
helps sustain ongoing employment linked
to high-quality construction, landscape

management and visitor activity.

The costs arise mainly from reduced

16



development flexibility and higher process
thresholds. Non-complying status
introduces greater uncertainty, requires
more rigorous assessment, increased
costs, longer timeframes and the possibility

of decline.

4. Identify the risk of not acting.

Not defaulting to a non-complying activity
when subdivision does not follow the
LWDA specific criteria in (k) indicates to
plan users that there is flexibility in the
delivery of outcomes. This risks the
delivery  of uncoordinated, poorly
integrated development that gradually
undermines the environmental, social,
cultural and economic values of the area.
Without this stronger planning backstop,
proposals that ignore the LWDA could still
progress through a discretionary pathway,
increasing the likelihood of inappropriate
subdivision patterns, greater earthworks,
erosion risks, and visually intrusive
development that weakens the rural-lake

character.

For Clarity:

Addition of Text to R5(4)-RLZ:
(Proposed by Applicant, agreed by SWDC).

(a) Minimum and Average Lot Size

(i) Minimum site area prior to subdivision -
1ha

(i) Minimum lot size shall be 2500m2 net site
area

(i) Except for the Lake Whakamaru

These provisions (in Jjtalics) were as
proposed in the original application and
therefore no further assessment has been

undertaken.

For clarity’s sake, the averaging rules are
not applicable to the Lake Whakamaru
Development Area and this was agreed by
SWDC in the Hearing.

The text has been updated to reflect

consistency with the name of the LWDA.
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Development Area in Chapter 16, average
lot size — at least 5000m2 net site area
the Lake

Development Area in Chapter 16, for every

(iv) Except for Whakamaru
lot created below the average lot size of
5000m2, another lot with an equal, or
greater, area above the average lot size of
5000m2 shall be created. Except that if an
odd number of lots is proposed, then one lot
may be excluded from this rule.

(v) Rules (i) to (iv) above do not apply to a
subdivision under SUB-R1(5)

As a consequence,R5(4)-RLZ(b)(ii) which
states that failure to meet the averaging
rule defaults the application to non-

complying, is not applicable.

For Clarity

The following text addition (in italics) to R5(4)-RLZ(g)
was proposed in the original application and has been
agreed by SWDC:

“Each proposed new site created shall be provided
with underground electric power, at the lot boundary
unless a connection to the lot can be made directly to
existing overhead infrastructure, and except for the
Lake Whakamaru Development Area in Chapter 16
where lofs can have an alfernative power source
(such as solar). Any new telecom lines that are

installed shall be underground. ...”

These provisions (in Jfalics) were as
proposed in the original application and
therefore no further assessment has been

undertaken.

The text has been updated to reflect

consistency with the name of the

Development Area.

Deletion of R5(4) - RLZ-Standards (k)
(Proposed by Applicant, deleted by SWDC)

(k) Lake Whakamaru Development Area Plan

Any subdivision of the Rural Lifestyle Zone at
shall be in
the Lake

Development Area Plan in Chapter 16 in

Lake Whakamaru
with

general

accordance Whakamaru

relation to:

1. Whether the provisions are the
most appropriate way to achieve
the objectives through
a) ldentifying other options

b) Assessing the efficiency and
effectiveness of the provisions
in achieving the objective.

c) Reasons for deciding on the

provisions.
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The

wastewater treatment systems;

provision of onsite secondary

ii. The location of the intersection with State

Highway 30; and

The internal roading layout.

Except for a maximum deviation of 20m horizontally

for the roading layout.

Replacement of R5(4) - RLZ-Standards (k)
(Proposed by SWDC, accepted by Applicant)

(k) Any subdivision within the Lake Whakamaru

Development Area shall be in accordance with the

Lake Whakamaru Development Area in chapter

16. Subdivision is

in accordance with that

Development Area if:

i. Each rural lifestyle lot is to
be serviced by an on-site
secondary wastewater
treatment system;

ii. Each rural lifestyle lot is to
be serviced by an on-site
stormwater design with a
primary design to manage
a 1 in 10-year ARI rainfall
event and a secondary
system designed for a 1 in
100-year ARI rainfall event.

iii. The intersection with State
Highway 30 is to be

physically located within

20m of the
identified within Figure 1 of
the Lake

Development Area Plan.

location

Whakamaru

iv. The internal roading layout

is to be physically located

within 10m of the location

The agreed provision of this performance
standard clearly sets out what ‘accordance’
means with regards to subdivision in the
LWDA. It therefore directly addresses
SUB-0O4, SUB-O5 and SUB-O6 with
respect to traffic safety and identifying what
is appropriate for subdivision of this

Development Area.

The

‘accordance’

removal of ‘general’ in terms of
is an effective measure to
ensure that there are clear and certain
expectations for District Plan administrators
and Applicants. Retention of the term
‘general’ could result in conflicting opinion
between parties, resulting in an inefficient

subdivision process.

Specifying the relevant matters eliminates
any uncertainty for all parties thus making
District

administration more effective and efficient.

Plan interpretation and

The accordance criteria have been re-
numbered with Roman numerals to provide
and avoid

sequential  identification

confusion.

Alternative options including the originally
proposed provision and having no provision
may result in ad hoc, poorly designed
subdivision, adverse effects and a lack of
certainty for Applicants, the community and

Plan administrators.

The reason for deciding on this provision is

that it provides a logical and clear

understanding of the expectations for

subdivision while addressing key concerns

raised by experts, submitters and mana
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Vi.

Vii.

viii.

identified within Figure 1 of
the Development Area
Plan.

The maximum number of
resulting rural lifestyle
allotments is to be 66 lots.
The visual mitigation bund
is provided.

A Landscape Delivery and
Maintenance Plan (LDMP)
is to be provided at time of
subdivision and is to be in
with the

Development Area Plan.

accordance

The subdivision provides a

variety of lot sizes, clusters

development with clear
separation between
clusters, and provides

opportunities for additional
planting to maintain and
enhance natural character.
All lot access is to be from
local roads and not State
Highway 30.

whenua.

2. Detail the environmental, social,

economic and cultural effects.

Environmental Effects

Positive:

The rule delivers strong environmental
outcomes by requiring high-quality on-site
wastewater systems, robust stormwater
design, and codified landscape mitigation
through the visual bund and the Landscape
Delivery and Maintenance Plan. Fixing the
and intersection location

road layout

reduces ad hoc earthworks, protects

natural landform, and limits landscape

disturbance. Controls on lot numbers,

clustering, and additional planting help

maintain  character, safeguard water
quality, reduce erosion risk, and protect the
ecological integrity of the lake and reserve
roads will

interface. Access from local

preserve traffic safety.

Adverse:

No significant adverse effects are noted.

Social Effects

Positive:

The

subdivision pattern

rule creates a clear, predictable
that supports safe
access, consistent servicing, and high-
amenity rural lifestyle environments.
Stormwater and wastewater requirements
protect recreational and cultural values at
the lake. Clustering, varied lot sizes and

landscape planting strengthen the sense of

place and create attractive, coherent
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neighbourhoods with open space between
clusters. Visual mitigation reduces effects

on existing residents and visitors.

Adverse:

Some landowners may perceive reduced
flexibility. The bund and planting
requirements impose additional private
obligations that not all applicants may

welcome.

Cultural Effects

Positive:

High standards for stormwater and
wastewater help protect the mauri of Lake
Whakamaru and the wider Waikato River

system.

Adverse:
There are minimal cultural drawbacks,
though rigid design requirements might

limit opportunities for cultural input.

Economic Effects

Positive:

Clear, codified standards reduce
uncertainty, streamline consent processing
for compliant subdivisions, and support
long-term property value by ensuring a
high-quality, well-serviced environment.
Limiting lot numbers and requiring good
infrastructure reduces future council or
private costs for remediation, stormwater
upgrades, or environmental repair. The rule
establishes a stable development
framework that supports efficient

infrastructure  delivery and attractive,

marketable rural lifestyle lots.
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Adverse:

Compliance costs increase due to
wastewater design, stormwater
engineering, landscaping plans, and bund
construction. Upfront costs may be higher,
which could moderate short-term
development activity or employment in the

construction sector.

3. Identify costs and benefits of the
effects, including economic growth

and employment.

Benefits of the Effects

The rule produces strong long-term
environmental, social and cultural benefits
by ensuring subdivision follows a
coordinated, well-serviced and landscape-

sensitive pattern.

High-quality wastewater and stormwater
systems protect water quality and cultural
values and reduce future environmental
repair costs, while fixed road alignments
and the visual mitigation bund limit
earthworks and avoid ad hoc development
that could damage natural landform or lake
margins. These protections help maintain
the rural-lake character, support recreation
values and uphold cultural relationships
with Lake Whakamaru and the wider
Waikato River.

Economically, these effects preserve long-
term property values, ensure infrastructure

is resilient, and maintain the area’s appeal

to lifestyle buyers and visitors. Clear
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standards also provide certainty for
Applicants supporting steady, predictable
investment and construction work. The
emphasis on high-quality landscape
outcomes and coordinated development
helps sustain ongoing employment for
engineers, landscape contractors, builders
and environmental professionals over the

life of the subdivision.

Costs of the Effects

The main costs arise from more rigorous
infrastructure and landscape requirements,
which  increase upfront development
expenses for wastewater systems,
stormwater design, road construction, bund
formation and landscape planting. The
Developer/Applicant faces reduced
flexibility due to fixed road alignments, strict
lot caps and mandatory design features,
which may limit yield options or alternative
layouts. These factors can slow short-term
development momentum, reduce the
number of projects that proceed, and
temporarily limit construction-related
employment. The cost of preparing
Landscape Delivery and Maintenance
Plans and meeting servicing requirements
may also raise lot prices, affecting
affordability and moderating demand. While
these costs can reduce short-term
economic activity, they primarily reflect
higher standards and are outweighed by
the long-term economic advantages of
avoiding poorly designed development,
future remediation costs, and

environmental degradation.
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4. ldentify the risk of not acting.

Not implementing this rule creates a high
risk of uncoordinated, poorly serviced and
visually intrusive subdivision that steadily
undermines the environmental, social,
cultural and economic qualities of the Lake
Whakamaru area. Without mandatory on-
site wastewater and stormwater standards,
there is a greater likelihood of system
failures, surface flooding, contamination

and adverse effects on lake water quality.

If road alignments and intersection
locations are not fixed, earthworks may
expand, natural landforms may be
unnecessarily modified, and access may
develop in ways that create safety issues

or conflict with State Highway 30.

The absence of a lot cap increases the risk
of over-development, loss of rural character
and cumulative visual effects, while the
loss of requirements for the mitigation
bund, landscape planning and cluster-
based layout could result in scattered,
visually prominent development that erodes

amenity, openness and natural character.

Culturally, the risks include degradation of
the Waikato River landscape and adverse
effects on the mauri and kaitiakitanga

values that underpin planning in this area.

Economically, poorly controlled subdivision
increases the chances of infrastructure
conflicts, remediation costs, reduced

property values and long-term reputational

damage to the area, which can undermine
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local investment, tourism appeal and the
stability of employment linked to high-
quality and

development landscape

management.

RURAL LIFESTYLE ZONE CHAPTER

Addition of RLZ-04
(Proposed by SWDC, accepted by Applicant)

“To maintain the valued landscape character and
amenity values associated with the Lake Whakamaru
environment while enabling development that is
with the Lake

consistent the components of

Whakamaru Development Area in Chapter 16.”

1. Extent to which the objectives are
the most appropriate way to achieve
the purpose of the Act.

The

sustainable management through direction

proposed  objective  promotes

to balance the specific values of the Lake

Whakamaru environment with

development.

Addition of RLZ-P6
(Proposed by SWDC, accepted by Applicant)

“Manage the effects on the landscape and visual
sensitivity of development within the RLZ at Lake
Whakamaru in a manner consistent with the Lake
Whakamaru Development Area in Chapter 16, by
ensuring that:

(a) recessive colours are used on structures
and buildings, and controls on building
height to mitigate visual effects;

(b) landscape planting is used to mitigate visual
effects of development and to provide a
coherent transition between the landscape
character of the Lake Whakamaru Reserve
and the Lake Whakamaru Development
Area.

(c) changes to landform that require visually
obtrusive retaining structures are avoided,
and avoid urban boundary lot fencing; and
built development is clustered to enhance
the dominance of open space and

revegetation and to minimise the visibility of

1. Whether the provisions are the
most appropriate way to achieve
the objectives through
a) ldentifying other options
b) Assessing the efficiency and

effectiveness of the provisions
in achieving the objective.
c) Reasons for deciding on the

provisions.

The proposed policy addresses proposed
Objective O4 by providing clear built form
expectations and guidance, specific to the
maintenance of the valued landscape
character and amenity values associated

with the Lake Whakamaru environment.

Alternative options include provision of no
policy, or reliance only on rules and the
structure plan for this guidance. The
policy the

importance of the visual sensitivity of the

inclusion  of reinforces

surrounds and the importance of the

25



roads and accessways;

(e) building platforms are sited to minimise the

need for extensive earthworks.

() a uniform pattern of development is

avoided”

agreed mitigation.

| consider that the policy to be effective and
efficient in achieving the related objective
as the policy explicitly states the factors
that need to be considered, to ensure that
development visually integrates with the

surrounds.

| do consider that point (f) is better located
in a subdivision policy however as the
pattern of development is best influenced

at subdivision stage.

The reasons for deciding on this provision
is that it provides strong direction for
readers and for the administration of the
District Plan, with regards to how the
effects are to be managed. It captures the
key mitigation proposed by the Applicant
and addresses the key matters relied upon
by the landscape architects in their

assessments.

2. Detail the environmental, social,

economic and cultural effects.

Adverse effects include:

- Reduced flexibility for landowners
who may feel constrained in colour
choice, building form, fencing, and
layout.

- Clustering could increase
perceived density in pockets, which
some residents may interpret as
less private or more built-up.

- Landscape planting will introduce

maintenance requirements.

Positive visual effects include:
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- Reduced visual intrusion on the
lake and surrounding reserve
through recessive colours, height
limits, and clustered development.

- Improved ecological outcomes
from revegetation and landscape
planting that softens built form and
enhances habitat.

- Less landform modification through
careful siting of building platforms
and avoidance of extensive
earthworks, helping protect natural
contours, soil stability, and
hydrology.

- Lower  cumulative landscape
change, as the policy avoids
urban-style fencing, large retaining
walls, and uniform development
patterns that would erode rural-
lake character.

- Use of planting and natural
landform preservation helps
maintain the mauri and Vvisual

integrity of the area.

3. Identify costs and benefits of the
effects, including economic growth

and employment.

Benefits:
- A more natural, visually coherent
lake-edge environment.
- A more effective buffer between

built development and the reserve.

- Development that reads as rural
and recessive rather than urban or

dominating.

- Improved ecological and amenity

27



outcomes across the Lake

Whakamaru landscape.

Costs:

- Greater regulatory complexity and
cost for developers.

- Potential tension between policy
intentions and individual
development aspirations.

- Some localised construction impact
before long-term benefits are
realised.

4. Identify the risk of not acting.

The risk of not including this policy is that
development in the LWDA could unfold in a
visually intrusive way that steadily erodes
the natural landform and rural-lake
character, diminishing the experience of
the reserve and lake. The absence of clear
expectations would also create inconsistent
consenting decisions, higher long-term
infrastructure and remediation costs, and
reduced property values as the landscape
loses its coherence and appeal. Culturally,
the mauri and identity of the place would be
compromised, and opportunities to uphold
mana whenua values through sensitive
planting, clustering, and natural integration

would be lost.

Addition of RLZ-P7
(Proposed by SWDC, accepted by Applicant)

“‘Manage infrastructure services within the Lake
Whakamaru Development Area in Chapter 16 by:
(a) Managing water quality and quantity

through the application of low impact design

Refer SUB-P17 above.
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principles within the development
(b) Designing stormwater infiltration measures
based on geotechnical assessments to
achieve and maintain a low level of risk of
the

Development Area without increasing risk

landslip or liquefaction  within
elsewhere.

(c) Identification of a single primary road
network with connections to the existing
State Highway to optimise ftraffic

management;

Identification of additional primary road
connections that may be provided to
improve connectivity.

(e)  Ensuring efficient and safe walkways are

provided to existing and potential future

public spaces.

Addition of RLZ-P8
(Proposed by SWDC, accepted by Applicant)

“Ensure the design of reserves and open spaces
within the Lake Whakamaru Development Area in
Chapter 16, incorporates Crime Prevention through

Environmental Design principles.”

Refer SUB-P18 above.

Addition to RLZ-R3 RDIS
(Additional text in italics Proposed by SWDC,
accepted by Applicant.)

(1) Any activity listed in RLZ-R1 or RLZ-R2 that does
not conform to the standards in RLZ-R6 except for
the Lake Whakamaru Development Area in Chapter
76.

Addition of RLZ-R4 Discretionary Activities (7)
(Proposed by SWDC, accepted by Applicant)

(7) Any activity listed in RLZ-R1 or RLZ-R2 that does

These are consequential changes by
SWDC to clearly dictate what activity status
is assigned if a permitted or controlled
activity in the LWDA fails to comply with

the performance standards.

I note that provision (7) applies across the
board and not only to the LWDA. |
therefore consider it unnecessary to

assess this provision.
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not conform to the standards in RLZ-R6

Matters of Discretion

AA-R3(1)

AA-R3(2)

Consistency with Lake Whakamaru
Development Area in Chapter 16
RLZ-R7 where relevant

For Clarity

The following text addition to R6(4)(a) was proposed
in the original application and has been agreed by
SWDC:

R6(4)
(@)

Lake Whakamaru Development Area in Chapter 16

Height

Maximum Building Height - 8m except for

which is fo be 6m.

These provisions (in /falics) were as
proposed in the original application and
therefore no further assessment has been

undertaken.

The text has been updated to reflect

consistency with the name of the LWDA.

For Clarity
The following text addition of R6(5)(c) was proposed
in the original application and has been agreed by

SWDC:

(a) For the Lake Whakamaru Development Area in

Chapter 16, the following apply:

(1) Exterior cladding materials shall be:

(a)  Natural timber (oiled or stained),

(b)  Painted fimber or panel (subject to d
below),

(c)  Concrete (off the form finish) plaster finish
or exposed aggregate (subject to d below),

(d)  Colour steel (subject fo d below),

(e)  Natural stone and/or brick, and/or

(7 Weathering steel.

These provisions (in Jtalics) were as
proposed in the original application and
therefore no further assessment has been

undertaken.

The text has been updated to reflect

consistency with the name of the LWDA.
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(i) Exterior colours and reflectivity:

@)

()

©

Shall be recessive colours that infegrate
with the colours and tones found in the
surrounding landscape.
Colours that are visually dominant or have a
high contrast value should be avoided.
Suitable colours include colours from the
BS 56252 range (or equivalent) identified on
the Lake Whakamaru Rural Lifestyle
Development Are subject fo the following
Light Reflectance Value (LRV) restrictions.
(1) Roof colours with an LRV
between 5 - 13%
(2) Wall colours with an LRV between
5-23%.
(3) Trim colours with an LRV
between 5 - 46% with a careful

selection of natural colours.

The following re-numbering is a consequential

change.

(b) For all other RLZ areas,

(i) Cladding materials and paint colours on all

buildings shall not exceed a reflectivity value of

40% when applying British Standard 5252:1976.

(ii) Roof cladding shall be a minimum of 5% darker

than the walls and other vertical claddings.

Deletion of R6(7)
(Proposed by Applicant, deleted by SWDC)

“‘Any building or development activity in the Lake

Whakamaru Rural Lifestyle Zone shall be in general

accordance with the Development Area Plan attached

as Appendix 2 in Chapter 16 in relation to:

The provision of onsite secondary

1. Whether the provisions are the
most appropriate way to achieve

the objectives through

a)
b)

Identifying other options
Assessing the efficiency and
effectiveness of the provisions

in achieving the objective.
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wastewater treatment systems;
The location of the intersection with State
Highway 30; and

The internal roading layout.

Except for a maximum deviation of 20m horizontally

for the roading layout.

Replace with R6(7)
(Proposed by SWDC, accepted by Applicant)

Any building or development activity within the Lake

Whakamaru Development Area in Figure 1 in Chapter

16 shall be in accordance with the Lake Whakamaru

Development Area in Chapter 16. Building and

development is in accordance with that Development

Area if:
(@)

(b)

Each lot is serviced by secondary
wastewater treatment system;
Post and rail fencing has a visual
permeability of 50% or greater
Along each lot
SH30/Ongaroto Road, the adjacent bund

planting must include at least 20% canopy

boundary adjoining

cover formed by tree species capable of
reaching a minimum height of 6m at
maturity. The trees must be arranged to
the

provision of a vegetated backdrop, while

balance building screening and

also providing views to Kaahu Peak.
A Landscape and Delivery Maintenance
Plan (LDMP)

accordance with the Lake Whakamaru

is provided and is in

Development Area.

c) Reasons for deciding on the

provisions.

The agreed provision of this performance
standard clearly sets out what ‘accordance’
means with regards to development in the

LWDA. It therefore directly addresses

RLZ-O4.
The removal of ‘general’ in terms of
‘accordance’ is an effective measure to

ensure that there are clear and certain
expectations for District Plan administrators
and Applicants. Retention of the term
‘general’ could result in conflicting opinion
between parties, resulting in an inefficient

subdivision process.

Specifying the relevant matters eliminates
any uncertainty for all parties thus making
District

administration more effective and efficient.

Plan interpretation and

The change to the landscaping bund

makes the proposed provision more
workable from both a design and
certification  perspective  for  Council
assessment.

Alternative options including the originally
proposed provision and having no provision
may result in development which does not
implement the key mitigation proposed,
thus resulting in adverse visual, ecological,
water

quality effects, or simply non-

achievement of the desired outcomes.

The reason for deciding on this provision is
that it

understanding of the expectations for

provides a logical and clear

development  while  addressing key
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concerns raised by mana whenua,

submitters and experts.

2. Detail the environmental, social,
economic and cultural effects.

Environmental Effects

Positive:

Requiring secondary wastewater treatment
protects groundwater and lake water
quality, reducing nutrient loads and
contamination risk while also respecting
cultural  values. The 50% visual
permeability standard for fencing maintains
ecological connectivity and avoids creating
hard visual barriers that fragment the
landscape. Bund planting with canopy trees
improves long-term screening, enhances
biodiversity, stabilises soils and reinforces
natural landform patterns along the State
Highway edge. The required Landscape
Delivery and Maintenance Plan ensure
planting is implemented and maintained,

avoiding weed invasion or planting failure.

Adverse:

Short-term  earthworks and  planting
establishment may cause minor
disturbance. The need for canopy trees
may require more intensive initial site

preparation.

Social Effects

Positive:
High-quality wastewater systems and
stormwater outcomes improve public health

and recreational water safety. Visual

permeability in fencing protects the open,
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rural-lake character and encourages a
sense of community. Bund planting
creates a more attractive and naturalistic
interface with the highway, improving the
experience for residents and visitors. The
LDMP ensures the landscape matures as
intended, supporting  amenity  and

neighbourhood identity over time.

Adverse:
Residents may face limitations on fencing
choices and may perceive planting

requirements as restrictive.

Cultural Effects

Positive:

Protecting water quality directly supports
the mauri of the lake and wider Waikato
River. Planting that restores tree canopy
and strengthens natural character aligns
with and maintains landscape values
important to tangata whenua. The LDMP
ensures cultural expectations for
environmental care are upheld over the

long term.

Adverse:

Minimal, although rigid standards may
constrain culturally preferred layout or
design choices if not supported by separate

provisions.

Economic Effects

Positive:
Better wastewater treatment reduces long-
term costs associated with system failure,

contamination or remediation. Attractive,

well-landscaped lots maintain property
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values and enhance market appeal. A
consistent, high-quality landscape
character strengthens the area’s reputation
and supports tourism and lifestyle
investment. The rule sustains ongoing
employment for wastewater designers,
landscape contractors, nurseries and

maintenance providers.

Adverse:

Higher upfront costs for wastewater
systems, tree planting, fencing standards
and preparation of the LDMP. These may
reduce short-term profitability or increase

lot prices.

3. Identify costs and benefits of the
effects, including economic growth

and employment.

Benefits:

The effects deliver strong environmental
protection, high amenity and long-term
cultural and economic resilience. Water
quality protection reduces future council
and private costs, while coordinated
landscape outcomes maintain property
values and support stable, long-term
growth. Employment is supported through
landscape establishment and maintenance,
wastewater system installation, and quality-
focused built development. The area
becomes more attractive for lifestyle

buyers, tourism and ongoing investment.

Costs:
The main costs relate to higher upfront
development expenditure, more complex

design requirements, and evidence-based

planning through the LDMP. These may
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slow short-term development, constrain
flexibility and temporarily reduce
construction activity. Landowners face
fencing and planting requirements that may
increase private costs. While these costs
can dampen short-term growth, they occur
alongside  long-term  benefits  from
preventing environmental degradation,
protecting landscape character and

sustaining the area’s economic value.

4. Identify the risk of not acting.

Not implementing this rule creates
significant risks to water quality, landscape
character and long-term development
quality. Without secondary wastewater
treatment, there is an increased chance of
contamination, nutrient leaching and
adverse water quality and cultural effects
on the lake and groundwater. Without
visual permeability and bund planting,
development may become visually harsh,
fragmented and urbanised, eroding the
rural-lake character and reducing amenity
for residents, visitors and travellers on
SH30. The absence of a Landscape
Delivery and Maintenance Plan risks
planting failure, weed invasion and long-
term loss of intended mitigation. Culturally,
water quality decline and landscape
degradation undermines the values of
mana whenua. Economically, poorly
controlled development can reduce
property values, create future remediation
costs, weaken the area’s appeal and
undermine employment linked to high-

quality development and landscape

management.
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CHAPTER 16 - DEVELOPMENT AREA

In addition to the below, minor rewording has been
undertaken to improve grammar, numbering and
maintain consistency with other provisions and the
District Plan overall. They are consequential and
minor therefore | have not detailed all these minor

amendments.

All proposed changes are in /talics.

DAP Objective

(Joint agreement)

Amended Obijective:

The Lake Whakamaru Development Area has been
developed fo direct future subdivision and
development within the Lake Whakamaru Rural
Lifestyle Zone Area. Any subdivision and
development is to be in general accordance with
Figure 1 and the Lake Whakamaru Development

Area Components (listed below).

Add Pest Control

(Joint agreement)

i) Item 2: Landscape Delivery and Maintenance Plan.

New bullet point:

Include appropriate pest controls during planting

establishment.

ii) ltem 9: Bat Management Plan New bullet point:

Appropriate pest confrols fo maintain roosting
habitafts.

1. Whether the provisions are the
most appropriate way to
achieve the objectives through
a) Identifying other options
b) Assessing the efficiency
and effectiveness of the
provisions in achieving the
objective.

c) Reasons for deciding on

the provisions.

All changes to the Development Area Plan
have the intention of directly achieving the

desired outcome specified in RLZ-O4.

It is considered that these changes would
provide:

i) Council with the ability to
ensure that on-going pest
controls are identified within
the relevant ~management
plans and can be assessed by
Council for appropriateness at
time of any future subdivision
application.

ii) Easily measurable certainty
that the implementation of the
landscape  mitigation  was
being achieved within the
desired timeframe.

iii) Certainty as to how ancillary
residential structures are to be
approached to ensure
conformity with the built form
restrictions and visual amenity
outcomes.

iv) Overall guidance as to the
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Planting Performance

(Joint Agreement)

Item 2 of the LDMP: New bullet point:

Provide a mechanism for assessing planting
performance fo ensure 90% canopy closure within 5

years of planting.

Water Tanks
(Joint agreement)

New clause to item 12 Water of DAP:

Any water tanks required for potable supply or
firefighting storage are subject to building design
requirements set out in item 6 of the DAP. Tanks
may be buried into ground as an alternative means

to avoid adverse visual effects.

Lighting
(Applicant Proposed)

New wording to Item 10: Lighting.

Light spill from housing lights, outdoor lights and
streetlights should be below 0.3 lux at the wesfern
boundary of lots adjoining the Lake Whakamaru
Reserve and buildings must be located at least 5m
from the Bat Buffer Zone (BBZ) marked on Chapter
16 Figure 1. If this is achieved, effects of artificial
light spill on bat habitat and bat behaviour will likely
be minimal.

A temperature of 3000 K or less is required for
outdoor and street lights to avoid adverse effects on
bat habitats.

Reference the exclusion of permitted built protrusions
from the 6m height:

intent of the DAP.
V) Protection of the pekapeka
habitat and foraging corridor
light

through ensuring no

disturbance.

Other options that were considered include
not providing this detail at all and including
rules within the RLZ chapter. The proposal
to include the requirements on the DAP
was adopted as it provides a
comprehensive and specific approach to
The

specificity was not considered appropriate

particular areas of development.

to be contained within the District Plan, and
certainty was required at zone change

time, rather than leaving it till a subdivision

application to ensure these important
factors were included in a future
subdivision.

This certainty of expectations is an

effective and efficient way to ensure that

the relevant objective is achieved.

2. Detail the environmental,
social, economic and cultural
effects.

Environmental Effects

Positive:

The pest-control requirements support
successful native planting establishment
and protect roosting habitats for bats,
improving and

biodiversity restoring

ecological function. Setting a planting
performance mechanism to achieve 90%

canopy closure within five years ensures

meaningful, measurable landscape
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New text (in italics) to item 6. Building Design.

i. Maximum height: 6m Except where in accordance

with RLZ-R6(4)(d)

outcomes rather than token planting.
Allowing water tanks to be buried or
integrated with building design reduces
visual clutter and helps retain natural
landform patterns. Overall, the standards
strengthen long-term ecological resilience,
enhance pekapeka habitats, reduce
predator pressure, support native species
and deliver a coherent revegetated

landscape.

Adverse:

There may be short-term disturbance
through  pest-control  operations and
additional planting activities. More intensive
establishment and monitoring requirements
may require periodic site access and

contractor activity.

Social Effects

Positive:

Successful pest control and effective
landscape establishment improve the
amenity and natural character of the area,
creating an attractive and cohesive
environment for residents and visitors.
Better landscape outcomes strengthen
neighbourhood identity and recreational
experience. Buried or screened water tanks
reduce visual intrusion, helping homes
blend into the lake’s rural setting. The
strengthened = DAP  objective  gives
communities confidence that development

will follow a clear, coordinated plan.

Adverse:
Property owners may face increased

responsibility for pest control compliance

and planting-performance monitoring.
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Cultural Effects

Positive:

Pest management, canopy closure and
revegetation align strongly with cultural
values by restoring habitat, enhancing
native species, and supporting the mauri of
the lake and surrounding whenua.
Protection of roosting habitats is consistent
with cultural values associated with native
wildlife. A reinforced objective supports a
landscape-led development approach that
respects the natural and cultural setting of

Lake Whakamaru.

Adverse:

No identified adverse cultural effects.

Economic Effects

Positive:

Effective pest control and landscape
establishment reduce long-term
environmental degradation and associated
remediation costs. A well-vegetated,
ecologically healthy landscape strengthens
property values, enhances market appeal
and supports lifestyle attractiveness.
Requirements for integrated water tanks
improve property aesthetics and resilience.
The standards create ongoing employment
for ecologists, landscape contractors, pest-
control operators, and environmental

monitors.

Adverse:
Higher upfront costs for developers and

landowners related to pest control,

compliance  monitoring and planting
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performance assessments. Buried or
screened water tanks may increase

construction costs.

3. lIdentify costs and benefits of
the effects, including economic

growth and employment.

Benefits:

The  standards  produce  long-term
environmental stability, stronger ecological
function, and a high-quality landscape
character that underpins property values
and ongoing investment in the area. They
support  sustained employment for
contractors involved in pest control,
planting, monitoring and environmental
maintenance. A coordinated and resilient
landscape also strengthens tourism and
recreation appeal, supporting wider
economic activity. Culturally, the benefits
reinforce stewardship values and

ecological restoration.

Costs:

Short-term development costs increase
due to pest control programmes, canopy-
performance monitoring, planting
maintenance, and integrated water tank
design. Slower staging or higher capital

outlay may result.

4. Identify the risk of not acting.

Not implementing these standards
increases the risk of ineffective landscape
restoration, high planting failure rates, and
ongoing pressure from pests that

undermine revegetation and bat habitats.

Without performance monitoring, planting
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may be insufficient to achieve canopy
closure, weakening long-term visual
mitigation and ecological benefits. Water
tanks could become visually intrusive and
degrade rural-lake character if not
integrated with building design. The
absence of a clear objective risks
fragmented  implementation of  the
Development Area Plan, leading to
inconsistent subdivision patterns and
reduced certainty. Culturally and
environmentally, the risks include habitat
decline, loss of natural character and
diminished mauri, alongside long-term
economic and amenity impacts from a

poorly restored landscape.

5. CONCLUSION

This section 32 evaluation demonstrates that:

(a) The objectives of the private plan change are the most appropriate way to achieve

the purpose of the RMA; and

(b) The provisions (including a rezoning and the inclusion of the Lake Whakamaru

Development Area in chapter 16) are the most appropriate ways to achieve the

objectives of the private plan change.

Louise Feathers
Feathers Planning

14 November 2025
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