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MAY IT PLEASE THE INDEPENDENT HEARING PANEL 

 

1 INTRODUCTION 

 

Qualifications and Experience 

1.1 My name is Louise Elizabeth Feathers. I am a planner and the director of Louise Feathers Planning 

(‘Feathers Planning’). I have a bachelor’s degree in Resource and Environmental Planning from 

Massey University, obtained in 1997. I am a full member of the New Zealand Planning Institute.    

 

1.2 I have 26 years of professional planning experience, 23 years of which have been as a planning 

consultant based in Hamilton.   Most of my experience is in the preparing and obtaining of 

subdivision and land use resource consents for Applicants, both under delegation and at Council 

Hearings, notified and non-notified.  My most recent experience relative to this private plan 

change was a successful rezoning of land in Ngāruawāhia from Country Living to General 

Residential.   

 

Involvement in the Application 

1.3 Feathers Planning was engaged by J & T Quigley Limited in 2020 to provide planning advice and 

services.  

 

1.4 I was the main client contact throughout the preparation of the application; however, I did not 

prepare the application as submitted to SWDC.  This was prepared by Charlotte Martynoga, who 

was a senior planner, employed by my firm.  I did, however, oversee her work and made 

considerable inputs into the Application report.   I reviewed the application prior to its lodgment 

and have been working on the project since lodgement.  Ms. Martynoga is no longer employed 

by Feathers Planning.   

 

1.5 I have visited the site and surroundings several times. 

 

Scope of Evidence 

1.6 The purpose of my evidence is to set out and assess the key planning matters that I believe to be 

relevant to this Private Plan Change (‘PPC’).   

 

1.7 My evidence is to be read in conjunction with evidence to be presented by:  
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a. Jonathan Quigley (Applicant); 

b. Dave Mansergh (Visual and Landscape Assessment); 

c. Trisha Simonson (Wastewater); 

d. Rebecca Foy (Social impact); 

e. Adam Thomson (Economic Impact); 

f. Tony Richardson (Geotechnical, 3 waters); 

g. Alex Jacob (Acoustics); 

h. Judith Makinson (Transportation); and  

i. Gerry Kessels (Ecology). 

 

1.8  My evidence will cover the following matters: 

a. Context and background; 

b. An overview of the plan change 

c. Statutory and policy framework assessment; 

d. Consultation and engagement 

e. Assessment of effects 

f. Comments on and response to submissions; 

g. Comments on the s42A report 

h. Conclusion. 

 

Expert Witness Code of Conduct 

1.9 Although this is a Council Hearing, I have read the Code of Conduct for Expert Witnesses contained 

in the Environment Court’s Consolidated Practice Note 2023) and agree to comply with that Code. 

This evidence is within my area of expertise, except where I state that I am relying upon the 

specified evidence of another person. I have not omitted to consider material facts known to me 

that might alter or detract from the opinions that I express.  

 

Executive Summary 

1.10 J & T Quigley Limited seeks to rezone 31.68 ha of land at 1861 Ongaroto Road, Lake Whakamaru 

from Rural Zone (GRZ) to Rural Lifestyle Zone (RLZ) under the South Waikato District Plan. The 

PPC introduces a Lake Whakamaru Structure Plan providing for a well-designed lifestyle 

subdivision.  Key features include a new public road and safer SH30 intersection, pedestrian and 
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cycle links, ecological planting, reserve vesting, building height and colour controls, and 

requirement of on-site renewable energy systems. The PPC generally aligns with the SWDP format, 

with minor amendments to support low-impact, visually recessive development and to manage 

landscape, ecological, and infrastructure effects. 

 

1.11 The Plan Change has been assessed under Part 2 of the RMA and relevant statutory instruments. 

I consider that it achieves sustainable management, The proposal accords with sections 6–8 of the 

RMA, maintaining the natural character of Lake Whakamaru and its surrounds through setbacks, 

planting, and reserve enhancement. restoring ecological values, and enhancing public access, 

overall enhancing the amenity of the area.  It also aligns with the Vision & Strategy for the Waikato 

River, the Waikato Regional Policy Statement, and the South Waikato District Plan objectives and 

policies.   Higher-order consistency with iwi environmental management plans and national policy 

statements is maintained. 

 

1.12 Extensive engagement has occurred with mana whenua (predominantly Raukawa Charitable Trust 

and Craig Ahipene representing Pouākani Trust, and to a lesser extent with Wairarapa Moana) 

since 2022. Discussions have been generally positive, establishing mutual understanding and 

opportunities for cultural recognition through design, naming, and environmental measures. A 

Cultural Values Assessment has been requested but not yet provided. Regardless, consultation has 

been genuine and undertaken in good faith. Community consultation has included meetings with 

local residents, and liaison with Fire and Emergency New Zealand and St John Hato Hone, both 

confirming adequate service capacity.  

 

1.13 Technical evidence confirms that the environmental effects of the PPC are acceptable, specifically: 

a. Landscape and natural character: Visual and landscape effects are of a low magnitude once 

planting establishes; Natural character values are maintained. 

b. Infrastructure: On-site wastewater and stormwater systems will meet Council standards; 

renewable energy and water self-sufficiency reduce network demand. 

c. Ecology: native planting and ecological management will produce a net positive effect. 

d. Social and economic: The proposal enhances housing choice, supports local employment, 

and business vitality.  
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e. Cultural: Measures such as wastewater treatment, indigenous planting, habitat restoration, 

and enhancement of public access go some way to addressing the concerns that have been 

raised by iwi. 

f. Noise effects are minor and natural hazards can be effectively managed through standard 

engineering practice. 

 

1.14 Submitters have raised issues around landscape and natural character, wastewater discharge, lot 

size and density, traffic safety, amenity loss, and cultural values. Technical and planning evidence 

demonstrates that these matters are addressed through the Structure Plan controls, engineering 

design, ecological mitigation, and consent-notice mechanisms.  

 

1.15 The Structure Plan has been amended in light of recommendations in the s 42A report and upon 

further discussion with Council.  The Structure Plan is now titled ‘The Lake Whakamaru 

Development Area Plan’ in line with the National Planning Standards.  However, I continue to refer 

to the Development Area Plan as a Structure Plan in this evidence for consistency with the evidence 

from other experts and the s 42A report. The amended District Plan provisions are included as 

Attachment 1.   The amended Structure Plan is Attachment 2 to Mr Mansergh’s evidence entitled: 

The Lake Whakamaru Development Area Plan. 

 

1.16 In conclusion, the PPC represents a coordinated, environmentally sensitive rural lifestyle 

development consistent with the RMA Part 2 purpose, the Vision & Strategy for the Waikato River, 

and the South Waikato District Plan framework. It protects the natural character of Lake 

Whakamaru, provides public access and ecological enhancement, and supports the social and 

economic wellbeing of the community. Approval of the PPC  is therefore considered appropriate. 

 

2 CONTEXT AND BACKGROUND 

 

Introduction 

2.1 This application seeks to change the South Waikato Operative District Plan (‘SWDP’) under Clause 

21 of the First Schedule of the Resource Management Act 1991 in respect of land at 1861 

Ongaroto Road (State Highway 30), Whakamaru. This application is being made by J & T Quigley 

Limited (who is the landowner). 
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2.2 The property is currently zoned General Rural (“GRZ’) under the SWDP and has an Outstanding 

Natural Landscape (‘ONL’) overlay (ONL5) which is described as Lake Whakamaru and Whakamaru 

Gorge section of the Waikato River.   This application seeks to rezone the property to Rural-

Lifestyle (‘RLZ’). The site is affected by the Significant Natural Area (SNA) Bounds overlay, not the 

SNA itself and it is not identified as an Amenity Landscape in the SWDP. 

 

2.3 The PPC predominantly works within the existing SWDP structure and contents for the re-zone, 

however minor amendments are sought to the provisions to support a future rural residential 

development that responds to the environment within which it is located.  These changes are listed 

below and explained further in this report: 

 

a. Add a Structure Plan to direct future development, and provide certainty of outcomes, 

including requiring that a Landscape Delivery and Maintenance Plan and Bat Management 

Plan be provided at subdivision stage to minimise adverse effects of future development on 

the surrounding character, landscape and the habitat of the endangered long tail bat.    

 

b. Add provisions to give effect to the Structure Plan including assessment criteria to assist in 

the assessment of subdivision and land use resource consent applications within the Structure 

Plan area. 

 

c. Eliminate the averaging of lot sizes for future subdivision to not only create a more responsive 

subdivision to the environment, but to assist in the delivery of significant public amenities 

including a public road to the camping ground and additional reserve land for the camping 

ground and for the cycle trail.   

 

d. Amend the provisions to exclude the requirement for underground power supply to lot 

boundaries as domestic scale solar is proposed. 

 

e. Impose a 6m maximum height for buildings. 

 

f. Add specific building material, colour and reflectivity rules. 

 

g. Require onsite treatment of stormwater and wastewater, and onsite supply of water. 
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h. Specify other amenity related aspects such as lighting, solid waste expectations and keeping 

of certain animals. 

 

Surrounding Context 

2.4 The site is located parallel to the northern shore of Lake Whakamaru, approximately 2km east of 

Whakamaru village, 13km south-east of Mangakino, and approximately 30km to the south of 

Tokoroa.  

 

2.5 The surrounding environment is mixed in use, comprising rural, recreational, electricity generation, 

forestry, conservation, lifestyle and village.  Specific details include: 

 

a. The Whakamaru Dam is located 1km to the north-west. Land between the site, and towards 

the dam is zoned Special Purpose Zone – Electricity.   

b. The land in the immediate area is GRZ and predominantly in plantation forestry on the steeper 

hill country and pasture (dairy and dry stock grazing) on the gentler slopes closer to the edge 

of Lake Whakamaru.  

c. Remaining indigenous vegetation is found in small, fragmented areas adjacent to the pine 

and eucalyptus plantation forests. 

 

2.6 The Territorial Local Authority boundary follows the Lake’s southern edge.  Land on the southern 

side of Lake Whakamaru (including Whakamaru Village) is located in Taupo District. Land uses 

within the Taupo District, opposite the site include rural and rural-lifestyle activities, with large 

areas of open farmland as well as indigenous vegetation. 

 

2.7 Buildings are relatively common in the landscape on the southern side of the river (within Taupo 

District) and comprise dwellings, rural implement sheds, and a small area of retail and light 

industrial buildings within Whakamaru Village. The Whakamaru dam, substation and power 

transmission lines are existing infrastructure that influences the character of the surrounding 

landscape. 

 

2.8 Lake Whakamaru Reserve (Crown land leased to SWDC) is located along the south-western 

boundary of the site adjacent to the lake.  The Whakamaru Reserve has the same zoning and 

overlay as the subject site and Lake Whakamaru is a Significant Natural Area (‘SNA’) 
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2.9 The reserve accommodates freedom camping for up to 2 nights and for longer stays via camping 

permit from SWDC.  The reserve facilities include outdoor camping tables, 2 sets of long drop / 

composting toilets ,  showers and rubbish bins. The reserve is maintained by SWDC.  A small beach 

is located at the southern end of the area and a boat ramp to Lake Whakamaru is located at 

northern end. Access to the boat ramp is from SH30 via a vehicle crossing to the north-west of 

the site. There is currently an informal (not legally protected by easement) access from the site to 

the boat ramp. 

 

2.10 The Waikato River Trail runs adjacent to the western site boundary and is located primarily in the 

existing Reserve but does cross the subject site. 

 

Site Context 

2.11 The property is legally described as Lot 9 DP 425239 and Part Lot 1 DP 24479, contained within 

Record of Title 499514. It comprises a land area of 31.68ha. 

 

2.12 The subject land is an irregular strip of approximately 1.6km long and 270m wide. The eastern 

boundary of the site is to Ongaroto Road/SH30 and the other boundaries abut the Lake 

Whakamaru Reserve, which is Crown land, leased to SWDC and used as reserve. 

 

2.13 The site was in forestry from approximately 1940 (earliest available aerial image) until harvest in 

2018.   The site has been replanted in pine trees by the Applicant. 

 

2.14 The site slopes towards the lake, with undulations created from forestry earthworks in the northern 

part of the site adjacent to SH30. There are some steep sections of slope near the existing access 

way, adjacent to the lake. Some re-contouring on the lower south-eastern portion of the site, 

directly adjacent to the lake, recontouring is evident. 

 

2.15 The site is not a HAIL site. 

 

2.16 A Land Use Capability report prepared by Titus Consulting Engineers has confirmed the soils to 

be 4e26 and 6e, therefore it is not Highly Producing Land. 
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2.17 The Applicant has constructed temporary relocatable buildings on-site for their use and visits by 

extended family and friends.  There is no reticulated infrastructure to the subject site.  Water supply 

is via roof catchment and tank storage, stormwater is soaked to ground and a long drop latrine 

and a consented primary treated septic system for the temporary buildings located on the south-

eastern end of the site.  

 

3. THE PROPOSED PLAN CHANGE  

 

3.1 This PPC request is to rezone Lot 9 DP 425239 and Part Lot 1 DP 24479, being 31.68ha of land, 

located at Lake Whakamaru currently within the GRZ, to RLZ.  It is not proposed to change the 

ONL overlay. 

 

3.2 Subdivision consent is not sought simultaneously.  This process would follow a successful zone 

change decision. 

 

3.3 The purpose of the re-zoning is to provide for a lifestyle subdivision on the eastern shores of Lake 

Whakamaru for either permanent residents or holiday makers. The PPC includes provisions 

specifically applicable to the property which preserves the special values and where possible, 

enhances them. 

 

Key objectives of the Applicant include: 

 

a. Adopting a sustainable approach to development, provision for on-site servicing, extensive 

indigenous planting and restrictions on landform modifications. 

 

b. To create a high quality but visually low key development, where the built form is subservient 

to the surrounding environment; and 

 

c. Enhance the natural environment and amenity through controls on lighting, undertaking 

significant eco-sourced planting, and vesting of land for public enjoyment. 

 

3.4 The PPC seeks to fit within the overall format of the SWDP and in particular the RLZ provisions 

and subdivision chapters. , Minor provision changes are however proposed for the purpose of 
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responding to and  minimising the potential impact of the future development on the surrounding 

environment.  

 

Structure Plan 

3.5 The predominant new inclusion into the District Plan is the Lake Whakamaru Structure Plan 

(Development Area Plan).  The Structure Plan was developed (or endorsed) through a collaborative 

approach by the Applicant, landscape architect, transportation engineers, ecologist and civil 

engineers and provides a framework to guide the future subdivision of the plan change area, 

providing certainty on the final development.  It includes: 

 

a. The roading pattern,  

 

b. Land to be vested as reserve and pedestrian walkways,  

 

c. Proposed vegetative covenant areas.    

 

d. Text to manage visual, ecological and amenity effects. 

 

3.6 The roading pattern:  A new intersection location to SH30 was chosen that achieves the required 

safety standards of NZTA.  A new public road provides access to the future subdivision and the 

existing reserve.  The internal roading layout responds to the site topography and shape to 

minimise earthworks and effects on landform.  No lots would have direct access to the State 

Highway. 

 

3.7  Land to be vested as reserve: Three areas of land abutting the existing reserve would be vested 

as local purpose reserves in SWDC. The purpose of this is to provide an additional buffer and 

amenity for the users of the campground and reserve.  Lake Whakamaru reserve is Crown owned 

land (LINZ) over which Council has a short-term lease agreement for recreational /freedom 

camping purposes.    Discussions with SWDC Parks and Reserves (Phil Parker) in October 2022 was  

undertaken to determine whether vesting reserve land is Council was therefore appropriate.  The 

response from Mr Parker was that  having land vested in Council for reserves would be 

advantageous from Council’s perspective.    
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3.8 Pedestrian links and walkways: These have been located at regular intervals to encourage foot 

traffic and enhance connectivity to the lake.  They would also form part of the wider stormwater 

treatment network and be formed as grass swales for overland flows and facilitate the physical 

and visual separation between clusters of lots.  

 

3.9 Vegetative covenant areas: These areas have dual function of ecological restoration, and visual 

mitigation.  All planting would be eco-sourced natives with the planting species determined for 

each area of the site, depending on primary function and potential effects via a Landscape Delivery 

and Maintenance Plan. 

 

3.10 Vegetative Bund: A minimum 2m high x 5m wide planted earth bund would be located within 

the site, parallel to the SH30 boundary to mitigate visual effects for passers-by and noise effects 

for the ground level of future dwellings.   

 

3.11 Text to manage visual and amenity effects: The text on the face of the Structure Plan seeks to 

address the visual effects of the future development through controlling height, materiality, colour 

and reflectivity.  Lighting, refuse expectations, animal keeping and boundary treatment are also 

specified.   

 

3.12 Earthworks: Limitations are proposed with a view of maintaining the natural contour as much as 

possible.  

 

RLZ And Subdivision Chapter Changes  

3.13 Since the PPC was submitted to SWDC, the District Plan has been amended to reflect the National 

Planning Standards.  I reference the new numbering in summarising the proposed changes below.   

 

3.14 The following provisions have been refined following the release of the s42A report and 

discussions with the S42A reporting planner and Council staff.  I discuss the reasons for the 

inclusion and refinements further in my evidence where this is not already addressed by other 

experts, but essentially the refinements are to address specific concerns raised by LOAM and 

submitters pertaining to visual and ecological effects.  The cells containing refinements (from the 

PPC as lodged) are highlighted in grey.  A full tracked change of the provisions as they would sit 

in the Subdivision and Rural Lifestyle Zone chapters are appended as Attachment 1. 
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Chapter Rule Proposed Change 
11-SUB Subdivision 
 SUB-R3 DIS Activities ADD NEW RULE 

 
(5) Subdivision of land within the Lake 
Whakamaru Rural Lifestyle Zone.  

ADDITIONAL NEW MATTERS OF DISCRETION 
 
(a) The extent to which the subdivision of the Lake 
Whakamaru Rural Lifestyle Zone aligns with the 
approved Development Area Plan. 
 
 
 
 
 
(b) In respect of subdivision within the Lake 
Whakamaru Rural Lifestyle Development Plan 
Area and potential visual effects of future 
development, the extent to which the proposed 
covenanted areas align with the Development 
Area Plan.  
 
(c) In respect of subdivision within the Lake 
Whakamaru Rural Lifestyle Development Area 
Plan, the extent to which other measures (such as 
management and monitoring plans) are adopted 
to ensure that visual effects of future buildings 
are managed on an ongoing basis. 
 
(d) In respect of subdivision within the Lake 
Whakamaru Rural Lifestyle Development Area 
Plan, the extent to which the subdivision provides 
for a variety of lot sizes, clusters development 
with clear separation between clusters, and 
provides opportunities for additional planting to 
maintain and enhance natural character.  
 
(e) In respect of subdivision within the Lake 
Whakamaru Rural Lifestyle Development Area 
Plan, the extent to which effects on landscape 
and natural character are mitigated by 
permanent vegetation and the provisions of the 
Landscape Delivery and Maintenance Plan. 
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(f) In respect of subdivision within the Lake 
Whakamaru Rural Lifestyle Development Area 
Plan, the extent to which temporary visual effects 
of future dwellings are managed via staging, 
vegetation planting or vegetation retention. 

 SUB-R4 NC Activities 
Failure to meet any of the following 
standards shall require a subdivision to 
be considered a NC activity: 
 
(2) RLZ: 
(a) Requirement to supply a 
geotechnical assessment under SUB- 
R5(4)(i) 
 
(b) Minimum lot size under SUB-
R5(4)(a) 
 
(c) Average lot size when applying 
the “averaging” standard under SUB-
R5(4)(a)(iii) and (iv) 
 

ADD NEW 
 
(d) General accordance with the Lake Whakamaru 
Rural Lifestyle Development Area Plan. as 
required by R5(4)-RLZ(k). 

R5-Standards 
R5(4)-RLZ  
(a) Minimum and Average Lot Size: 
 

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

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

(iii) Average lot size – at least 
5000m2 net site area 

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

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

AMEND EXISTING (iii) and (iv) 
 
(iii) Except for subdivision within the Lake 
Whakamaru Rural Lifestyle Development Area 
Plan, average lot size – at least 5000m2 net site 
area 
 
(iv) Except for subdivision within the Lake 
Whakamaru Rural Lifestyle Development Area 
Plan. for every lot created below the average lot 
size of 5000m2, another lot with an equal, or 
greater, area above the average lot size of 
5000m2 shall be created. Except that if an odd 
number of lots is proposed, then one lot may be 
excluded from this rule. 

 (g) Power and Telecommunication 
Services 
 

AMEND EXISTING 
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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. Any new telecom lines 
that are installed shall be underground.  
Where access is to be via an entrance 
strip, services shall be laid to the end of 
the entrance strip furthest from the road. 
 

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 within the Lake Whakamaru Rural 
Lifestyle Development Area Plan where lots can 
have an alternative power source (such as solar).  
Any new telecom lines that are installed shall be 
underground.  
Where access is to be via an entrance strip, 
services shall be laid to the end of the entrance 
strip furthest from the road. 

 ADD NEW: 
 
(k) Lake Whakamaru Development Area Plan 
 
Any subdivision of the Rural Lifestyle Zone at Lake 
Whakamaru shall be in general accordance with 
the Lake Whakamaru Development Area Plan in 
Chapter 16 in relation to:  

i. The provision of onsite secondary 
wastewater treatment systems; 

ii. The location of the intersection with 
State Highway 30; and 

iii. The internal roading layout. 
 
Except for a maximum deviation of 20m 
horizontally for the roading layout.  

13.3-RLZ  Rural Lifestyle Zone 
 RLZ-R6 Standards 

R6(4)  Height 
 
(a) Maximum Building Height - 8m 

AMEND EXISTING 
 

(a) Maximum Building Height - 8m 

except for within the Lake 

Whakamaru Rural Lifestyle Zone 

which is to be 6m. 

 
R6(5) Building Materials and 
Reflectivity 
 

(a) Cladding materials and paint 
colours on all buildings shall not 
exceed a reflectivity value of 40% 
when applying British Standard 
5252:1976.   

(b) Roof cladding shall be a 
minimum of 5% darker than the 
walls and other vertical 
claddings. 

ADD NEW 
 
Except for within the Lake Whakamaru Rural 
Lifestyle Zone where the following apply: 
 

(c) Exterior cladding materials shall be: 

i) Natural timber (oiled or stained),  

ii) Painted timber or panel (subject 

to d below),  
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iii) Concrete (off the form finish, 

plaster finish or exposed 

aggregate) (subject to d below), 

iv) Colour steel (subject to d 

below),  

v) Natural stone and/or brick, 

and/or  

vi) Weathering steel. 

 
(d) Exterior colours and reflectivity: 

i) Shall be recessive colours that 

integrate with the colours and 

tones found in the surrounding 

landscape. 

ii) Colours that are visually 

dominant or have a high 

contrast value should be 

avoided.  

iii) Suitable colours include colours 

from the BS 5252 range (or 

equivalent) identified on the 

Lake Whakamaru Rural Lifestyle 

Development Area Plan in 

Chapter 16, subject to 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. 

 
iv) Wall colours with a reflectance 

value of more than 46% are not 

acceptable. 

  ADD NEW 
 
R6(7) 
Any building or development activity in the Lake 
Whakamaru Rural Lifestyle Zone shall be in 
general accordance with the Development Area 
Plan in Chapter 16 in relation to:  
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i. The provision of onsite secondary 

wastewater treatment systems; 

ii. The location of the intersection with 

State Highway 30; and 

iii. The internal roading layout. 

 
Except for a maximum deviation of 20m 
horizontally for the roading layout. 

 

3.15 Regarding R5(4)-RLZ(a)(iii) requiring the average net lot size of 5000m2, I note that the change to 

this was not proposed at the PPC lodgement stage.  This was an oversight. I have now identified 

that the proxy plan prepared by Mansergh Graham to create 66 allotments would not achieve that 

performance standard, as an average net lot size would be around 3800m2.  To ensure the 

outcome anticipated by the PPC application is achieved I have  proposed an additional 

amendment to R5(4)-RLZ(a)(iii) to apply the same exception for minimum lot size and the 

averaging.   

 

3.16   Ordinarily subdivision would be a Controlled activity (Rule SUB-R1(3)) subject to full compliance 

with the relevant rules, but in the case of the subject site, a Discretionary Activity status is 

automatically applied (Rule SUB-R3(4)) as the site adjoins the Waikato River.  Based on the ‘Matters 

of Discretion’ I consider that rule relates more to the operation of the lake for energy generation, 

not for ecological, character or landscape assessment.  For this reason, I have proposed a new 

Discretionary Activity subdivision rule SUB-R3 DIS Activities (5) as per the table above and as 

mentioned previously, assessment criteria are also proposed to specifically address matters 

pertaining to subdivision within the Lake Whakamaru Rural Lifestyle Development Area Plan.  

 

3.17 Performance Standard R5(4)-RLZ (k) has been introduced to specifically define what ‘general 

accordance’ means.  Failure to comply with R5(4)-RLZ (k) defaults the activity status to Non-

Complying pursuant to proposed new Rule SUB-R4 NC(2) RLZ. 

 

3.18 These provisions provide Council with a ‘security blanket’ enabling  a full breadth of planning 

matters to be assessed (as a Discretionary Activity) while also directing the assessment to specific 

matters of relevance.   As a discretionary activity, the application can be notified if deemed 

necessary. This will enable a robust assessment by SWDC at the time of subdivision where further 
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consultation can be undertaken, and the specific mitigation measures as recommended by 

Applicant’s consultants can be imposed as consent conditions and consent notices.     

 

4. STATUTORY and POLICY FRAMEWORK  

 

4.1 A private plan change is governed by Part 2 of Schedule 1 to the Resource Management Act 

(RMA). The request was made pursuant to clause 21 of Schedule 1. SWDC accepted the plan 

change request and publicly notify it pursuant to Clause 26. 

 

Part 2 RMA 

Section 5 

4.2 The utilisation of the SWDP framework ensures that the purpose of the RMA is achieved, given 

the implementation of tested provisions.    The technical assessments provided with this 

application support the PPC and do not identify any site constraints that render the site unsuitable 

for rural lifestyle zoning, subject to the implementation of the recommendations which have been 

captured within the proposed Structure Plan.    I consider that the PPC is consistent with achieving 

the purpose of the RMA. 

 

Section 6 

4.3 The following matters of national significance are relevant to this PPC. 

 

4.4 In respect of section 6a1 I rely on the evidence of Dave Mansergh where he extensively describes 

the character of the area as it pertains to naturalness (refer paragraphs 59-66) and concludes in 

paragraph 67 that Lake Whakamaru and its margins have a moderate level of natural character.  

From Mr Mansergh’s evidence, I understand that the site itself does not contain any significant 

physical attributes contributing to natural character, rather the attributes are related to the setting 

within which the site sits (ie ‘experiential’ attributes).  Mr Mansergh’s conclusion is that the setback 

of the site from Lake Whakamaru and the surrounding natural landforms, and the proposed 

indigenous planting will maintain the natural character along the margins of the river corridor.   

The additional reserve buffer, compliance with setbacks from the Lake, restrictions on earthworks, 

and required indigenous planting will therefore preserve the natural character of the lake and its 

 
1 the preservation of the natural character of the coastal environment (including the coastal marine area), wetlands, and lakes and 
rivers and their margins, and the protection of them from inappropriate subdivision, use, and development 
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margin and therefore I consider that the rezoning, allowing future lifestyle subdivision is not 

inappropriate.  

 

4.5 The site’s presence within an ONL means that section 6b2 is of particular relevance.  The site is a 

confined portion of the overall ONL, where the wider ONL includes the river, lake and adjacent 

landforms. The PPC is not located on or within the key physical features, rather it is nestled 

alongside and surrounded by these features.  I rely on Mr Mansergh’s conclusion (paragraph 100) 

that the rezoning will have a low effect and is limited to the immediate locality.  Based on this 

conclusion, I form the opinion that the rezoning allowing future development is not inappropriate 

and the ONL values will be protected. 

 

4.6 The ecological report prepared by Awa Ecology as lodged with the application found that the 

ecological value of indigenous vegetation on site ranged from low-moderate and the habitat for 

indigenous fauna (specifically long tailed bats and copper skinks) within margins of the Waikato 

River was high.  In respect of section 6c3  there is no significant indigenous vegetation on site, nor 

in the immediate area that would be affected by the PPC.  The habitat of the long tailed bat and 

skinks can be protected by mitigation that is formalised through the Structure Plan.  On this basis, 

my opinion is that significant habitats of indigenous fauna will be protected. 

 

4.7 The PPC and in particular the Structure Plan specifies a requirement to create a public access from 

SH30 to the lakeside reserve.  This enhancement in access achieves section 6d4.  Furthermore, the 

provision of pedestrian walkways and the vesting of land as reserve so that the cycle way is on 

public land enhances access to and along the lake edge.   

 

4.8 Throughout the PPC process to date, engagement with mana whenua has led to a much greater 

understanding of the importance of the area to Māori. While the cultural values broadly are 

recognised and acknowledged, I agree that making provision for them, as required by section 6c 

would be assisted by a Cultural Values Assessment (CVA).  This CVA has been requested from 

mana whenua over the last 2 years of engagement, however, has not been forthcoming.  I do 

 
2 the protection of outstanding natural features and landscapes from 
inappropriate subdivision, use, and development 
3 the protection of areas of significant indigenous vegetation and significant 
habitats of indigenous fauna 
4 the maintenance and enhancement of public access to and along the 
coastal marine area, lakes, and rivers 
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consider that a significant concern relating to potential adverse effects on water quality has been 

addressed by Ms Simonsen in her evidence, through the requirement for advanced secondary 

wastewater systems, therefore avoiding any potential for raw effluent to be discharged to the 

waahi tapu.  

 

4.9 In respect of section 6h5, I rely on the original report and Statement of Evidence prepared by Tony 

Richardson, Titus Consulting Engineers, where he concludes that the rezoning is appropriate 

because there are no significant hazards on the site or risks to the environment which cannot be 

effectively managed using well established engineering practice within the region. 

 

Section 7 

4.10 The following matters of Section 7 have been given particular regard to. 

 

4.11 Engagement with mana whenua has been ongoing over the last 2 years, providing an opportunity 

for mana whenua to voice concerns and provide ideas on how they wish to be involved in the land 

management. With respect to section 7a, I consider that regard has been given to kaitiakitanga.   

 

4.12 The subject land is LUC class 4e and 6e meaning that the soil has limitations on use.  Class 4e is 

moderately versatile but erosion prone.  Class 6e is suitable for extensive grazing or forestry and 

is also erosion prone.  The land is not Highly Producing Land. To date, the site has been used as 

forestry, but remains a small landholding and so forestry and extensive grazing may not be an 

efficient use of the site.  I rely on the evidence of Mr Jonathan Quigley to address that.  The PPC 

seeks to rezone marginal land to lifestyle living and proposes controls on earthworks, and the 

requirement for indigenous planting to manage the erosion potential.  I consider this to be an 

efficient use of the land resource.  

 

4.13 Lake Whakamaru is considered a natural resource.  The PPC will enable future development, thus 

introducing more people to the area and hence users of the Lake. The PPC itself does not use the 

lake resource.  All infrastructure will be efficiently managed on site and so no adverse effects on 

that natural resource will occur. 

 

 
5 the management of significant risks from natural hazards. 
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4.14 With respect to section 7c, it is recognised that many submitters feel that their amenity will be 

adversely affected by the proposed PPC and future development.   Visual amenity effects, (such 

as loss of rural views, sense of openness and space, night sky) were the most prevalent matter 

raised and to this end, the PPC does rely on the Structure Plan building restrictions and planting 

to provide for those concerns.    Noise was also raised as a concerning amenity matter.  In this 

regard I rely on the evidence of Mr Alex Jacob who has concluded in his evidence (paragraph 65) 

that the character of noise enabled by the proposed zone would not materially differ from the 

character of noise enabled by the current zone and penultimately in paragraph 69 where he 

concludes that the proposed zoning would not introduce noise with material adverse effects on 

the surrounding environment.  Other amenity effects are best recognised and provided for at the 

subdivision or development stage. 

 

4.15 Similarly to the recognition and protection of amenity values, the Structure Plan and restrictions 

that are attached to it are relied upon for maintenance and enhancement of the quality of the 

environment (section 7f).  Specifically, the built form controls, the vegetative covenants, and the 

required secondary wastewater systems will at least maintain the environment.  Future consent 

notices (such as domestic pet control) and covenants (building, look and feel controls) at 

subdivision stage would specifically address this matter.   

 

Section 8 

4.16 Consultation is one principle of the Treaty that can be recognised and provided for by an Applicant 

in a PPC process.  The Applicant has engaged with mana whenua over the last 2 years to 

understand cultural values, and effects.  Early engagement was offered, and full information has 

been provided.  Genuine dialogue has been forthcoming I have been involved in consultation with 

the mana whenua and in all instances it has been in good faith.  I consider that the principles of 

the Treaty of Waitangi have been recognised and provided for. 

 

Section 32 

4.17 A section 32 evaluation was included in the original report.  The conclusion of that evaluation, was 

that the PPC is the most appropriate way to achieve the purpose of the Act as it avoids the 

potential for ad hoc subdivision, will avoid an uncoordinated pattern of residential development 

within the rural zone and is consistent with sustainable management of natural resources which is 

required of Council under the RMA.   
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National Policy Statements 

4.18 An assessment of the relevant National Policy Statements was included with the application as 

lodged.  

 

4.19 No other related matters have been raised since the PPC application was lodged. No further 

assessment is deemed necessary.   

 

National Environmental Standards  

4.20 An assessment of the relevant National Environmental Standards was included with the application 

as lodged.  

 

4.21 Regarding the NES -Freshwater, the Ecological report identified the potential for a 7m2 wetland 

to be on site.  This will be further investigated and if confirmed, any future development will be 

subject to compliance with the NES at that time.  

 

4.22 No related matters have been raised since the PPC application was lodged. No further assessment 

is deemed necessary.   

 

Vision and Strategy for the Waikato River 

4.23 The Vision and Strategy is about restoring the mauri or life force of the Waikato River, protecting 

its values for iwi and the wider community, and ensuring it can sustain future generations.  In short, 

it requires “betterment” to an extent proportionate with the scale of the activity and its effects.  

The proposed PPC achieves the objectives of the Vision through: 

 

a. Improving ecosystems and biodiversity in the locality through required eco-sourced endemic 

planting, maintenance of that planting and pest controls; 

 

b. Providing an opportunity for a coordinated and integrated development across land 

development and infrastructure;  

 

c. Ongoing liaison with mana whenua through the implementation of the subdivision, and 

implementation of specific measures such as story-boards along the cycleway to raise 

awareness of the river’s significance to iwi.  
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Waikato Regional Policy Statement  

4.24 The provisions of the Waikato Regional Policy Statement were assessed in the application as 

lodged. No matters have been raised since that time and WRC did not lodge a submission.   

However, I wish to address the provisions within the WRPS relating to rural residential 

development, specifically the following: 

 

4.25 Objective UFD-M5 – District Plan Provisions for Rural-Residential Development requires that “rural 

residential development should be directed to areas identified in the District Plan for rural 

residential development. District Plans shall ensure that rural-residential development is directed 

away from natural hazard areas, regionally significant industry, high class soils, primary 

production activities on those high class soils, electricity transmission, locations identified as likely 

renewable energy generation sites…”  The PPC seeks a change to the SWDP to allow rural 

residential development on a site that is not affected by any of the listed constraints.  The PPC is 

therefore consistent with this objective. 

 

4.26 The proposed PPC remains to be consistent with the WRPS. 

 

Waikato Regional Plan  

4.27 At the PPC process, no discharges, earthworks or infrastructure development occurs, therefore I 

agree with the s42A reporting planner that the Waikato Regional Plan provisions may be relevant 

at the time of subdivision and future development.   

 

4.28 Regional consenting may be required for the volume of earthworks to give effect to the 

subdivision roading,  

 

South Waikato District Plan  

4.29 The s32 evaluation as prepared in the application report determined that the PPC was consistent 

with the existing Objectives and Policies of the SWDP and it was therefore appropriate to retain 

these without any bespoke changes to accommodate the PPC.  I summarise this assessment as 

follows and provide further assessment where I believe it to be necessary: 
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4.30 The following measures have been incorporated into the PPC process or PPC documentation, to 

give effect to the relevant provisions of Chapter 6: Matters of Strategic Direction: 

a. Early and ongoing engagement with mana whenua, including a willingness to collaborate to 

mitigate potential effects of the PPC on cultural values. 

 

b. Protecting and enhancing the mauri of the water through requiring high levels of onsite 

wastewater treatment and onsite stormwater treatment and significant swathes of indigenous 

planting to assist with riparian management. 

 

c. Restricting earthworks to maintain a natural landform and protecting water through erosion 

and sediment controls. 

 

d. Proposing significant eco-sourced indigenous planting and pest controls to improve habitats 

of indigenous fauna. 

 

e. Vesting of additional public reserve land, creation of public access (vehicular and pedestrian) 

to and along the water’s edge. and improving access to the cycleway.   

 

4.31 On this basis, I consider that the PPC is consistent with Chapter 6 and no changes are required to 

give effect to the PPC. 

 

4.32 The future development enabled by the PPC seeks to use domestic scale renewable energy instead 

of requiring connections to the electricity transmission network and the PPC will have no impact 

on the existing hydro generation activities.  The PPC is therefore consistent with achieving the 

Objectives and Policies of Chapter 7.1 Energy, and no change to these provisions is required. 

 

4.33 The PPC places no demand on existing services and network utilities that are owned or managed 

by SWDC.  The future subdivision is proposed in a manner that water, wastewater, stormwater and 

power will be supplied on site, Possible effects on the Waikato River can be managed to an 

acceptable level.  I conclude therefore that the PPC is consistent with achieving the relevant 

Objectives and Policies of Chapter 7.2 Infrastructure, and no change to these provisions are 

required.  
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4.34 The PPC is consistent with achieving the relevant Objectives and Policies of Chapter 7.3 Transport.  

I rely on the evidence of, and ITA prepared by Ms Makinson in making this conclusion.  In summary;  

a. The proposed new public road location is assessed (by CKL) as being appropriate and an 

improvement when compared to the existing access location (page 9, ITA). 

 

b. The site is located within cycling distance of a commercial area which reduces reliance on 

private vehicles for the future residents thus providing for alternative modes of transportation 

(page 12 ITA).  

 

c. The number of traffic movements expected to be generated is not large, with even fewer 

heavy vehicles and the surrounding road network is considered to readily accommodate the 

traffic associated with the future site development (page 12 ITA). 

 

d. The proposed noise bund and acoustic insulation will protect against potential effects on new 

residents, ensuring no reverse sensitivity issues arise. 

 

e. No future lot will be permitted to have direct access to SH30. 

 

4.35 Further NZTA consultation will be undertaken in the future subdivision stage to confirm 

intersection design.   

 

4.36 The land is not identified as a HAIL site and so the provisions of Chapter 8.1 Contaminated Land 

are not relevant. 

 

4.37 Chapter 8.2 Hazardous Substances is not considered applicable to this PPC.   

 

4.38 The PPC is consistent with achieving the Objectives and Policies of Chapter 8.3 Natural Hazards. 

In coming to this conclusion, I rely on the evidence of and reports prepared by Mr. Tony 

Richardson, who concludes on page 5 of his evidence that “the rezoning is appropriate because 

there are not any significant hazards on the site or risks to the environment which cannot be 

effectively managed using well established engineering practice.”  

 

4.39 There are no items of Historic Heritage on site and therefore the provisions of Chapter 9.1 Historic 

Heritage are not applicable to this PPC. 
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4.40 Throughout the consultation process, mana whenua has shared the importance of the Waikato 

awa generally and the waters and bed of Lake Whakamaru specifically.  In preparing the PPC we 

have listened and recognised this significance and invited ongoing dialogue with mana whenua 

to ensure that the significance of these features is safeguarded to the extent possible through the 

PPC process.  These measures have been discussed earlier in my Evidence and in the Evidence of 

Mr Jonathan Quigley. For these reasons, I consider that the PPC is consistent with achieving the 

Objectives and Policies within Chapter 9.2 Sites and Areas of Significance to Māori and no 

changes are required to give effect to the PPC. 

 

4.41 The PPC is consistent with achieving the Objectives and Policies of Chapter 10.1 Ecosystems and 

Indigenous Biodiversity. In coming to this conclusion, I rely on the evidence of Mr Gerry Kessels 

and the Ecological Impact Report prepared by Ms Brenda Bartels.  In summary, Ms Bartels says on 

page 4 of her EIA that “in the long-term the proposed ecological planting area totalling 6.3 ha will 

likely have a net positive effect on the ecological values of the flora and fauna at 1861 Ongaroto 

Road.” 

 

4.42 The PPC is consistent with achieving the Objectives and Policies of Chapter 10.2 Natural 

Character. In coming to this conclusion, I rely on the evidence of and VLA report prepared by Mr 

Dave Mansergh. In summary: 

 

a. As a starting point, the site has been modified by past land uses and displays a low to 

moderate level of natural character.   

 

b. The site is separated from the margin of the river / lake by the recreation reserve, which 

preserves the immediate margin from physical modification.  

c. The structure plan secures indigenous planting on site which will “contribute to the adjacent 

natural character by reducing the contrast between developed areas and natural areas.” (page 

4 – Evidence).    

 

d. Buildings will be well setback from the lake and will be further buffered by swathes of planting 

and vesting of additional land for reserve purposes. 
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e. Future covenants (as shown on the structure plan) will ensure ongoing maintenance of 

planting areas which in turn will enhance long term biodiversity and ecological functioning. 

 

 My assessment is also that no changes are needed to Chapter 10.2 to give effect to the PPC. 

 

4.43 Similarly to 4.27 above, I rely on the expertise of Mr Dave Mansergh in concluding that the PPC is 

consistent with, and no changes are required to Chapter 10.3 Natural Features and 

Landscapes.  I summarise the key reasons as follows:  

 

a. The ONL values are safeguarded on a broader scale as the PPC area is contained in scale. 

 

b. The significant landscape and natural values that are valued within the ONL remain unaltered. 

 

c. Measures to reduce visual change are included within the Structure Plan and as assessment 

criteria to actively manage the effects of development, including specification of visually 

recessive materials, and colours drawn from the surrounding natural palette.  Separation of 

clusters through roading and pedestrian walkway corridors assist in breaking up the mass 

and allowing the vegetation to marry the built form into the landscape. 

 

4.44 Lake Whakamaru and the abutting reserve are highly regarded for their recreational attributes. 

The PPC directly achieves the Objectives and Policies relating to Chapter 10.4 Public Access 

through the provision of a public road, improvements to the cycle way access, provision of 

pedestrian links through to the reserve and vesting additional land for reserve purposes.  Planting 

as a buffer and ecological corridor goes further to improving the ecology of the immediate area 

thus improving natural values.  The Objectives and Policies as they are written require no changes 

to give effect to the PPC. 

 

4.45 Chapter 11 Subdivision sets out the Objectives and Policies for subdivision in all zones.  In 

working through the Objectives and Policies, many matters have been addressed in earlier 

paragraphs as I have talked about what potential subdivision and development the PPC would 

enable.    However, a key aspect of the Subdivision Objectives not already discussed is protection 

(of ONL and natural character) from inappropriate subdivision.  My opinion on this matter is that 

providing the Structure Plan and proposed provision amendments are incorporated into the 
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SWDP, any subdivision meeting those new provisions would not be inappropriate in this 

environment.  The Structure Plan and provisions attached thereto have been devised to respond 

specifically to the context of the site in the Lake Whakamaru environs, as explained by Dave 

Mansergh throughout his evidence. 

 

4.46 SUB-P7 states “Provide for the subdivision of land for rural lifestyle activities in specifically zoned 

locations.” If successful, the site would be zoned appropriately for rural lifestyle activities.   

 

4.47 Policy SUB-P8, states “To minimise the potential for adverse effects of rural lifestyle subdivision, at 

the interface of the GRUZ and RLZ with other zones.” Policy P8  therefore is not applicable as all 

abutting land is GRUZ. 

 

4.48 My opinion is that the PPC is consistent with achieving the relevant Subdivision Objectives and 

Policies and no changes to those provisions are required to give effect the PPC. 

 

4.49 With respect to Chapter 12 – General District Wide matters, many of these topics would be 

specifically addressed at the subdivision stage.  No change is proposed to any of the District Wide 

Objectives and Policies through the PPC as a future subdivision as intended would be designed to 

be consistent with the provisions.  However, I make the following points: 

 

a. The Structure Plan includes text that restricts earthworks to the building platforms (and access 

thereto) and the easing of battering to merge with existing contour.  This has been proposed 

to protect the ONL and existing landform from excessive and inappropriate works. 

 

b. Mr Alex Jacob addresses the potential for acoustic effects in his evidence.  Based on his 

findings and recommendations, the PPC and any future subdivision will be consistent with 

the relevant Noise Objectives and Policies. 

 

4.50  Chapter 13.3 Rural Lifestyle Zone sets out the specific provisions that will apply to the PPC area.  

The Rural Lifestyle ‘Issues’ section of the SWDP describes the existing situation with regards to 

rural residential development, noting that “rural lifestyle activity is located in several locations near 

Council reserves adjacent to the Waikato River.”  It goes on to say that “some of the identified 

rural lifestyle locations are within identified significant natural areas or identified outstanding or 
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significant amenity landscapes. They also have areas of indigenous biodiversity, and ecosystems 

with values that should be recognised and provided for.”  I consider that the PPC area is 

comfortably described within the introduction of the RLZ and the subject site has these features 

similar to the other RLZ land in the District.  This section of the SWDP also says that “Provisions 

have been included to recognise and protect the significant natural areas and landscape values of 

these areas, with a focus on the location and design of residential units. These provisions will also 

assist toward achieving the Vision and Strategy for the Waikato River.” For this reason, I consider 

that the provisions of the RLZ are generally suitable to be applied to the PPC area.   

 

4.51 I consider that the PPC is not inconsistent with achieving the Objectives of RLZ. 

 

4.52 With respect to the RLZ policies, my opinion is that the PPC addresses and shows consistency with 

them.  No changes are needed to the existing policies to give effect to this PPC.  I summarise the 

key points below: 

 

a. The site is not affected by any significant natural hazards. Erosion can be managed through 

sound engineering practices  at the time of development. 

 

b. The PPC seeks to appropriately rezone the land to enable rural residential development. 

 

c. Given the shape of the subject site, effects on rural lifestyle living is expected to result from 

abutting activities in the Rural Zone.   

 

d. The PPC area is a confined area and although the underlying parent title is long and narrow, 

it has a depth to enable a subdivision design that is not ribbon like and the entire area does 

not abut an existing road.  It creates a spine road for campground users, with access to the 

future lots separated off that main spine road.  It is not located near any operating 

easements and as described by Mr Mansergh in his evidence can be developed in a manner 

that safeguards the natural character and landscape values of the area.  Reverse sensitivity 

matters can be addressed by way of consent notices or covenants. at subdivision stage. 
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Other Plans 

4.53 I am aware that there are a number of South Waikato District Council management plans, that set 

out objectives and strategies for growth, recreation and reserves.  

 

4.54 I have reviewed the s42A report regarding the Growth Plan, suggesting that the PPC could be seen 

as being inconsistent with the Growth Plan.  I do not consider this is the case.  The Growth Plan’s 

objective is to plan for future land use that supports and manages growth by identifying land for 

housing and business, aligning this with demand and coordinating infrastructure delivery.  Its 

primary focus is on more intensive or condensed land uses, rather than low-density living. In my 

opinion, the exclusion of RLZ land is because low density living, where properties are self-sufficient 

in terms of servicing was simply outside the scope and does not assist with planning for efficient 

growth within the urban limits of the three existing South Waikato towns. 

 

4.55 With regard to the Reserve Management Plan  for Lake Whakamaru, I agree with the s42A 

reporting planner that the PPC will not affect the purpose of the reserve.  In my opinion, the PPC 

will improve vehicular, cycle and pedestrian access to the reserve, and lake and along the reserve 

and planting of the buffer between the site and the reserve will help to safeguard natural landscape 

values.   

 

4.56 Mana whenua have voiced their opinion on the PPC through the ongoing consultative process 

and through submissions.  From my involvement in the consultation process, these opinions are 

embedded in Te Raukawa Environmental Management Plan, for example protecting water bodies, 

enhancing water quality and maintaining or restoring habitat.  While I consider that the PPC will 

not affect the ability of mana whenua to achieve the vision of their Environmental Management 

Plan on a broader scale, a CVA would assist in the future subdivision and development of the site 

in a manner that responds to the aspirations of the Te Raukawa Environmental Management Plan. 

This ultimately requires the agreement of Raukawa to undertake this work.  

 

4.57 My conclusion is that the PPC is consistent with the purpose and principles of the RMA, with the 

higher order documents, with the relevant iwi management plans and with the Objectives and 

Policies of the SWDP.  No changes are proposed to the SWDP provisions to give effect to the PPC, 

rather the PPC aligns with the DP strategic intentions, specific zone provisions and district wide 
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expectations. I also consider that best intentions have been made to work with mana whenua to 

assist in giving effect to the iwi management plans,    

 

5. Consultation and Engagement   

 
Mana whenua 

5.1 Feathers Planning requested consultation with Raukawa Charitable Trust (RCT), Tūwharetoa Trust 

Board and Te Kotahitanga o Ngāti Tuwharetoa, Pouakani Trust Board and Te Arawa River Iwi Trust 

(TARIT), all around August 2022-April 2023.  In an online meeting with Craig Ahipene representing 

Pouakani Trust, it was suggested that we also consult with Wairarapa Moana. Consultation was 

initiated with Michael Allan and Anaru Smiler of Wairarapa Moana in April 2023.  In June 2023, 

TARIT advised that they didn’t have anything to say and referred us to Andrea Julian at Raukawa. 

No response has been received from Tūwharetoa Trust Board or Te Kotahitanga o Ngāti 

Tuwharetoa to my knowledge.  

 

5.2 We met with Wairarapa Moana in May 2023 and subsequently received a letter not supporting 

the PPC (dated July 2023).  Further consultation with Wairarapa Moana was undertaken with an 

onsite hui in September 2023  (along with Craig Ahipene representing Poukani Trust) where it was 

discussed whether Pouakani could prepare the CVA.  No further contact has been had with 

Wairarapa Moana and no submission was received. 

 

5.3 Consultation with Andrea Julian (Raukawa) and Craig Ahipene (Pouakani) has been ongoing but 

intermittent since late 2022-early 2023, involving several on-site and on-line huis.  I have been in 

most of these huis and in my opinion the discussions have been positive in terms of information 

sharing, involvement and a genuine willingness on both sides to listen. Discussions have provided 

meaningful and emotional understanding of the values held by Māori, the history of the area and 

what general measures would address cultural concerns.  An appreciation of Mr Quigley’s vision 

and agreement of future collaboration/support was forthcoming.   

 

5.4 Mr Ahipene representing Pouakani provided correspondence  on 21st September 2023 (appended 

as  Attachment 2), where Mr Ahipene states: 

Notwithstanding our support for WMI’s submission, Pouākani Trust in its own right has 

supported the proposed development on the basis that there is tangible and direct 

benefit forthcoming to the Pouākani People. Pouākani Trust would like to explore what 
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the benefits could look like and feel it would be a great opportunity to discuss this with 

WMI and yourselves on 5 September (2023). 

 

5.5 With respect to recommendations, an example of what was discussed with Mr Ahipene around 

practical benefits that could be offered to Pouakani and Wairarapa Moana, included; 

 

a. Giving the land a voice through visual interpretations (be it sculptures, panels, storyboards); 

 

b. Paying respect through street names; 

 

c. Assisting in job creation, engagement of trades, work experience/skill training. 

 

d. Advanced onsite wastewater treatment and onsite stormwater treatment with no direct 

discharges to the Lake. 

 

5.6 Discussions with Ms Julian and Mr Ahipene from circa August 2023 have been around the 

preparation of a CVA.  The purpose of the CVA, in my eyes is for cultural values to be documented, 

any concerns raised and practical real-world recommendations for addressing those concerns 

offered.  I understood from Mr Ahipene that the CVA was underway in November 2023 however 

for unknown reasons the CVA has not been forthcoming.  Contact with Mr Ahipene and Ms Julian 

has continued to date.   

 

5.7 I consider that consultation with mana whenua has been in good faith with positive outcomes to 

date including creation of the foundations of a mutual understanding and willingness of mana 

whenua to be involved in the PPC.   

 

5.8 I acknowledge receipt of the submissions from mana whenua. 

 

5.9 Please refer to the evidence of Mr Quigley who further details the consultation undertaken.  

 

Community Consultation 

5.10 Please refer to the evidence of Mr Quigley for details on community consultation. I attended one 

site community meeting but have had no involvement since. 
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Emergency Services 

5.11 In response to submissions raised on the potential additional pressure on emergency services, I 

requested advice from Fire and Emergency New Zealand and St John Hato Hone.’ 

 

5.12 Email correspondence from Fire and Emergency Community Risk Manager Luke Burgess on 3 July 

2025 stated:  

I have spoken with the Group Manager of the area in question. The Group Manager is 

responsible for the operational response in the area they manage.  The manager and I 

are both of the opinion that this would not have an adverse effect on the emergency 

response in this area. 

 

Refer correspondence appended as Attachment 3. 

 

5.13 Email correspondence from Ross Clarke, District Operations Manager of St John Ambulance New 

Zealand Hato Hone Waka Manaaki Aotearoa on 7 July 2025 stated:  

It's difficult to predict whether an increase in housing will result in greater demand for our 

services, or conversely, whether it could expand our pool of capable and willing 

volunteers. Personally, I don’t believe that the proposed increase in housing, by the 

numbers you mention, would significantly impact our current ability to respond.  

Refer correspondence appended as Attachment 4. 

 

6. ASSESSMENT OF ENVIRONMENTAL EFFECTS 

 

6.1 Section 9 of the PPC request includes an assessment of the environmental effects.  All of these 

matters have been the subject of submissions in opposition; therefore I provide a summary and 

further assessment of these matters.   

 

6.2 I agree with the s42A reporting planner that the actual and potential effects can be grouped under 

the following headings.   

 

a. Landscape and Natural Character, Visual Effects and Effects to ONL5; 

b. Transportation; 
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c. Stormwater; 

d. Wastewater; 

e. Water Supply; 

f. Natural Hazards and Geotechnical; 

g. Solid Waste; 

h. Ecological; 

i. Recreational; 

j. Social; 

k. Economic; 

l. Cultural; 

m. Reverse Sensitivity; 

n. Loss of Rural Production Land; and 

o. Positive Effects. 

 

I also consider cumulative effects and noise effects to be relevant. 

 

Landscape and Natural Character, Visual Effects and Effects to ONL5 

6.3 I believe it is helpful to summarise the peer review by LOAM under a combined ‘Landscape  and 

Natural Character, Visual Effects and Effects to ONL5’ heading as LOAM’s recommendations for 

addressing the identified concerns has not been separated out to each topic (ie natural character, 

landscape effects, visual effects) therefore making it difficult to ascertain which recommendation 

is required to address which effect. 

 

6.4 The s42A reporting planner appears to have adopted the same approach. While Mr Mansergh 

warns that confusion may occur between natural character and landscape effects, the most 

effective way to address the LOAM and s42A reporting planner’s recommendations is to consider 

these in the same way that they are presented.  I do however think it is important to understand 

what measure is being sought to manage what effect.   I will address each topic separately then 

revisit the overall LOAM and s42A recommendations in concluding remarks. 

 

Natural Character 

6.5 Natural Character has been addressed throughout my evidence and specifically by Mr Mansergh 

in his evidence, where he has covered the concerns raised by submitters and LOAM. 
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6.6 I agree with Mr Mansergh’s summary (para 13 ) where he states that:  

 

With the proposed setbacks, buffer and restoration planting at the reserve interface, 

effects on the existing natural character of the river corridor will be neutral, meaning that 

while change will occur, there will be no net gain or net loss in natural character values.   

Indigenous planting, required by the structure plan provisions, within the site will 

contribute to the adjacent natural character by reducing the contrast between developed 

areas and natural areas. The proposal maintains the key characteristics that underpin 

natural character in this part of the reach. 

 

Landscape Effects 

6.7 Landscape Effects have also been addressed throughout my evidence and specifically by Mr 

Mansergh in his evidence. Again, he has covered the concerns raised by submitters and LOAM. 

 

6.8 In his evidence (para 14) Mr Mansergh maintains that:  

 

At the local scale, the proposal will change the site from forestry/open spatial to a 

managed rural-residential character. Within the surrounding rural landscape, these 

changes are contained by topography and vegetation and do not alter the wider rural 

pattern or the key attributes of ONL 5. Landscape character effects are assessed as low to 

moderate, with structure plan controls ensuring development remains subservient to the 

dominant lake and landform backdrop (page 4). 

 

And  

 

The introduction of the Rural Lifestyle zone adjoining Rural will sit comfortably within the 

urban–rural transect, and does not represent an inappropriate shift in character (para 83). 

 

6.9 I agree with this conclusion. 

 

Visual Effects 

6.10 I continue to rely on Mr Mansergh’s technical expertise in relation to visual matters.  I agree with 

his conclusion in his evidence (para 15) that: 
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Initially, the visual effects associated with development enabled by the plan change will 

range from very low to moderate-high, depending on proximity and screening. The 

structure plan will require height limits that maintain grounded proportions, recessive 

colours/materials to reduce contrast, and buffer/restoration planting and road-edge 

bunding to break up massing and avoid stacking. As planting establishes, residual effects 

will reduce to very low to low-moderate, with the site generally reading as backdrop to 

the lake and enclosing landforms. 

 

6.11 In all three topic headings, I note that there will be a temporary effect until planting has established.  

The extent of this effect is likely to depend on the speed and extent of staging and the uptake of 

planting.  Temporary effects and measures around timing, planting and staging are best dealt with 

at subdivision stage when the Landscape Delivery and Maintenance Plan and staging plans will be 

developed in detail.   

 

6.12 I acknowledge that the PPC and subsequential subdivision and development that it enables will 

result in a visual change to the existing environment.  However my opinion is that the measures 

as outlined in the PPC including the Structure Plan layout, building restrictions, vegetative 

mitigation and ongoing maintenance will ensure that the effects on natural character, landscape 

effects and visual effects will be acceptable.  

 

 

LOAM and s42A Reporting Planner Recommendations  

6.13 In the peer review document, LOAM’s recommendations are that the following should be included 

in the PPC: 

 

a. Using future lot density parameters that avoid uniformity of size and intensity, and have un-

built open space measurable parameters based on rural characteristics; 

 

b. Prioritised screening parameters for mitigation planting (over future Lot outlooks to Lakeside 

Reserve; 

 

c. Measurable mitigation planting ground coverage and associated timeframes; 
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d. Measurable quantities of long-term tree species within mitigation vegetation mixes, allocated 

by the different planting locations; 

 

e. Mitigation planting parameters within future Lots included within Covenants; 

 

f. Building and structure reflectivity parameters to be further restricted (restrictions are specified 

in the LOAM peer review); 

 

g. Lighting to not exceed 0lux at the boundaries; 

 

h. Fencing detail to include a minimum transparency of 50% and avoid solid noise attenuation 

barriers. 

 

6.14 Where she agrees with LOAM, the s42A reporting planner has essentially converted these 

recommendations into planning provisions or requirements.  These are listed in section 102 of the 

s42A report.    

 

a. Requirement for Landscape Management Plan (LMP) and Long-Term Maintenance Plan 

(LTMP) as part of the Structure Plan requirements. 

 

b. LMP to provide direction to maintaining views from Ongaroto Road to landscape features, 

eg Kaahu; vegetated backdrop, and screening of development. 

 

c. LMP to include Bat Management Plan (BMP) recommendations for tree removal. 

 

d. LMP to include taller scale trees within LP Reserves. 

 

e. Roadside bund to be a minimum of 5m by 2m wide. 

 

f. LVR restriction table to include recommendations by LOAM to include additional 

clarifications. 
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g. Identification that close boarded fencing is to be avoided 

 

h. Identification of wastewater, stormwater, water, solid waste provisions. 

 

i. Identification of lighting limitations. 

 

j. Limitation of livestock and animal husbandry activities. 

 

k. Reference to Design Guidelines. 

 

l. Requirement for Ecological Restoration and Management Plan (ERMP). 

 

m. Retention of the averaging requirement in subdivision rule SUB-R5(4)(a). 

 

6.15 Both myself and the Applicant’s Counsel have liaised with the s42A reporting planner and Council 

staff with regard to these recommendations.  Our responses to these recommendations are as 

follows. 

 

6.16 The Lake Whakamaru Structure Plan as proposed has been amended and updated to address 

these items: 

 

a. Requirement for Landscape Delivery and Maintenance Plan (LDMP) (combines the Landscape 

Management Plan, Long term Maintenance Plan and Ecological Restoration Plan together). 

 

c Requirement for a Bat Management Plan. 

 

e. Roadside bund to be a minimum of 5m by 2m wide. 

 

g.  Identification that close boarded fencing is to be avoided. 

 

h.  Identification of wastewater, stormwater, water, and solid waste provisions  

 

i. Identification of lighting limitations (although the 0 lux is not supported). 
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j  Limitation of livestock and animal husbandry activities and exclusion of domestic cats. 

 

 The Structure Plan is appended to Mr Mansergh’s Evidence.  

 

6.17 With respect to Item b), there is no apparent justification for this, and also considering planted 

forestry has in the past and may continue to block views from Ongaroto Road, I do not consider 

it an appropriate measure that mitigates an adverse effect.  

 

6.18 With respect to item d), the provision of taller trees in the Local Purpose Reserve can be addressed 

as part of the LDMP at the time of subdivision, where a comprehensive approach to landscaping 

can be developed depending on the final subdivision layout.  I do not consider it necessary at this 

time. This is also an issue to be discussed with Council’s Parks and Reserves Team as those areas 

will be vested.  

 

6.19 With respect to Item f), and in relation to i) and the requirement for 0 lux at the boundary, these 

recommendations are not supported. I defer to the evidence of Mr Mansergh.  I agree that the 

proposed controls recommended by Mr Mansergh and carried through into the recommended 

Structure Plan provisions are appropriate.  

 

6.20 With respect to item k), this is not supported.   I do not consider that the inclusion of the Design 

Guidelines is appropriate for inclusion as part of the Structure Plan.  The key aspects of the Design 

Guidelines that manage adverse effects are now already on the Structure Plan.   

 

6.21 With respect to item m), retention of the averaging  is not supported.  The PPC has been designed 

so that a future subdivision is not only responsive to the natural environment, but it provides an 

overall positive outcome to the locality.  By that I specifically mean that amenity, ecology and 

access improvements are ‘part and parcel’ of the PPC,  

 

6.22 I refer to Mr Quigley’s evidence where he describes the process of working through layout options 

and landing on an approach where “clusters of smaller lots, separated by planted corridors and 

open space, created visual diversity and a more organic subdivision pattern that avoids the 

uniformity typical of the standard RLZ layouts that we had previously explored.” (para 49).  I was 
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involved in this process and agree that the outcome as proposed in the PPC will result in an 

improved outcome than that what may be achieved simply through adoption of the existing 

District Plan provisions, where no amenity, ecology or access improvements are offered.  The 

removal of the averaging rule is not simply intended to allow more intensive development; it is 

intended so that the public amenities and environmental improvements can be delivered.  

 

6.23 I do acknowledge the potential effect of the regular sized lots on the landscape.  However, I 

consider that the same effect could result with the averaging provisions as they are currently.  To 

better address the concern of uniformity across lots, an additional assessment criterion is proposed 

for inclusion in the subdivision chapter of the District Plan.  

 

6.24 Coming back to the overall concerns of LOAM and the s42A planner, I consider that the outcomes 

that underly the recommendations can be achieved by means of the proposed changes to add 

further assessment criteria into the subdivision chapter and the proposed wording on the Structure 

Plan. 

 

6.25 The proposed changes to the subdivision chapter are as follows (refer also to Attachment 1):  

 

SUB-R3 DIS Activities  

(5) Subdivision of the Lake Whakamaru Rural Lifestyle Zone that is in general accordance with 
the approved Development Area Plan. 

 

  Matters of Discretion 

a. The extent to which the subdivision of the Lake Whakamaru Rural Lifestyle Zone aligns 
with the approved Development Area Plan. 

 
b. In respect of subdivision within the Lake Whakamaru Rural Lifestyle Development Plan 

Area and potential visual effects of future development, the extent to which the proposed 
covenanted areas align with the Development Area Plan.  

 
c. In respect of subdivision within the Lake Whakamaru Rural Lifestyle Development Area 

Plan, the extent to which other measures (such as management and monitoring plans) are 
adopted to ensure that visual effects of future buildings are managed on an ongoing basis. 

 
d. In respect of subdivision within the Lake Whakamaru Rural Lifestyle Development Area 

Plan,  the extent to which the subdivision provides for a variety of lot sizes, clusters 
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development with clear separation between clusters, and provides opportunities for 
additional planting to maintain and enhance natural character.  

 
e. In respect of subdivision within the Lake Whakamaru Rural Lifestyle Development Area 

Plan,  the extent to which effects on landscape and natural character are mitigated by 
permanent vegetation and the provisions of the Landscape Delivery Management Plan 

 
f. In respect of subdivision within the Lake Whakamaru Rural Lifestyle Development Area 

Plan, the extent to which temporary visual effects of future dwellings are managed via 
staging, vegetation planting or vegetation retention. 

 

6.26 I consider that the amendments as proposed will provide additional certainty as to how the PPC 

area will be developed in the future thereby ensuring effects are acceptable. 

 

Transportation 

6.27 Both Ms Makinson and Council’s Development Engineer Mr Pascoe agree that access can be 

managed to ensure that transportation effects arising from a future subdivision of the PPC area 

are acceptable.   

 

6.28 Similarly NZTA’s position as detailed in their submission on the PPC is that specific matters can be 

addressed at subdivision application stage (including intersection design, addressing reverse 

sensitivity and stormwater runoff).  As the maintainer and administrator of the State Highway 

network, the neutral submission suggests to me that the PPC will not generate any safety, capacity 

or network adverse effects.   

 

6.29 In her evidence, Ms Makinson comprehensively addresses the transportation concerns raised by 

submitters and I have nothing to add. 

 

6.30 I note Ms. Makinson’s recommendation requiring that all lot access be from local roads and not 

directly from the State Highway.  The vegetated bund as shown on the Structure Plan physically 

restricts access.  It is anticipated that this restriction will be enforced via consent notice or covenant 

at the time of subdivision. 
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6.31 Based on the above, the PPC itself will not result in any adverse transportation effects.  An 

additional transportation assessment undertaken at subdivision consent stage will inform traffic 

related recommendations to respond to any actual or potential effect at that time. 

 

Stormwater 

6.32 In his Engineering Assessment and Infrastructure Design Report, Mr Richardson states on page 8 

that:  

Given the proximity of the development to the existing lake and slopes running down to 

Lake Whakamaru below, the management of surface water runoff will be an important 

aspect of the proposed development that will require detailed assessment to prevent 

erosion of soils and potential for slips…...  

 

6.33 Preliminary recommendations made by Mr Richardson are that stormwater quality and quantity is 

proposed to be managed on site for each rural residential lot, including secondary overflows.   

Stormwater treatment for new roads is to be managed via low impact methods such as grassed 

swales.  Mr Richardson further states on page 8 of his aforementioned report that: 

 

Detailed Stormwater assessment and design shall be undertaken at engineering approval 

stage for the proposed development. 

 

6.34 This approach is standard and accepted practice and all potential stormwater issues can be dealt 

with at that stage. 

 

6.35 In his Evidence, Mr Richardson also addresses those matters raised in submissions relating to 

treatment of the stormwater, noting that onsite disposal will address any potential for 

contaminants reaching the Lake.    

 

6.36 The recommendations of Mr Richardson have been added as text on the Structure Plan, to provide 

development direction and community certainty as to how stormwater will be treated.  

 

6.37 Based on the Engineering Assessment and Infrastructure Design Report and the Evidence of Mr 

Richardson, the effects of stormwater disposal are acceptable.   
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Wastewater 

6.38 The potential effects of wastewater disposal have been raised by many submitters, and it has been 

an ongoing contentious issue for mana whenua.   I can confirm that on site secondary wastewater 

systems will be required to be installed and maintained on each lot.  The Structure Plan includes 

this requirement and anticipates that this will be secured by consent notice.  Ms Simonson explains 

in her evidence that the implementation of a secondary system meets the WRC standards 

individually and cumulatively and, on that basis, the effects of wastewater discharge is acceptable. 

 

Water Supply 

6.39 The lots eventually created within the PPC area will utilise on site water supply means for potable 

supply and firefighting and will place no pressure on the SWDC water supply.  On this basis, I 

consider that there will be no adverse effects relating to water supply resulting from the PPC. 

 

Natural Hazards and Geotechnical 

6.40 Pursuant to s106 of the RMA, Council can refuse subdivision consent if it considers that there is a 

significant risk from Natural Hazards.  I rely on the evidence of Mr Richardson who confirms in his 

evidence that “there are not any significant hazards or constraints on the site or risks to the 

environment which cannot be effectively managed using well established engineering practice 

within the region.”   

 

6.41 The subject land is identified as erosion prone in the LUC classification matrix and Mr Richardson 

advises in his evidence that slope instability may affect the sites where slopes grades are up to 25% 

in some places. Mr Richardson has identified this area in his evidence at para 25.  I note that this 

steeper area is identified on the Structure Plan as being within the vegetation covenant area.   

Confirmation and management of this erosion prone land would be addressed at the time of 

subdivision application where further geotechnical investigations will be undertaken and 

geotechnical recommendations such as building line restrictions, or a requirement for specific 

engineering design will be made to ensure potential effects relating to erosion, slippage and 

instability matters are addressed.   

 

6.42 The potential effects of flooding have been covered in the Titus Engineering Assessment and 

Infrastructure Design Report and in his evidence, Mr Richardson confirms that the Lake 
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Whakamaru  water levels will not affect the PPC area and that flooding and runoff will be addressed 

as part of any future subdivision application. 

 

6.43 Based on the above, there will be no adverse natural hazard effects resulting from the PPC.  More 

detailed assessment at subdivision stage will inform engineering recommendations. 

 

Solid Waste 

6.44 Further discussions with the s42A reporting planner and Council staff have identified that as  a 

Council solid waste collection or facility does not exists in the immediate area, that future residents 

should be provided with transparency of expectations on solid waste disposal.  To provide the 

required certainty, solid waste has been identified as a matter on the Structure Plan.  The 

introduced text requires that the subdivision application must demonstrate how solid waste/refuse 

is to be collected from the site to ensure the development is maintained in a tidy state, and that 

future owners are to be made aware that Council has no responsibility for refuse collection in 

Mangakino or Whakamaru townships.  With these provisions in place, I consider that there will be 

no adverse effects. 

 

Ecological  

6.45  In paragraph 18 of his evidence, Mr Gerry Kessels summarises that “the main potential ecological 

effects of the proposed plan change relate to effects on terrestrial indigenous fauna habitats in 

the adjacent Lake Whakamaru SNA and its margins due to disturbance associated with the land 

use change and effects from earthworks, sediment and stormwater.”   

 

6.46 Mr Kessels makes specific recommendations in his evidence that are required to address the 

potentially adverse ecological effects, including: 

 

a. Creation of a 6.3ha vegetated buffer area between the camping ground and the lots; 

 

b. Requiring lighting within the subdivision to be set at no more than 0.3 lux, be downward 

facing and shielded to prevent spill and not exceed a temperature of 3000 K;   

c. Ensuring development complies with the requirements of the NES-FW if a wetland is 

confirmed on site; 
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d. Adopting best practice and compliance with WRC regulations relating to sediment controls; 

 

e. Preparation of a Bat Management Plan, which would include the DoC protocols for pre-felling 

of potential roost trees; 

 

f. Ban on domestic cats; 

 

g. Preparation of a detailed ecological restoration planting plan, integrated into the Landscape 

Delivery and Maintenance Plan (LDMP), which would detail planting, eco-sourcing,  control 

of weeds and ongoing maintenance and obligations under the Wildlife Act; 

 

h. Pest controls. 

   

6.47 All recommendations made by Mr Kessels have either been adopted into the amended Structure 

Plan, or can be adopted at the time of subdivision.  On this basis, Mr Kessels concludes that the 

ecological management measures will contribute positively to the ecological values of the locality, 

specifically with  “improved ecological connectivity for native flora and fauna, and buffering of 

native habitats associated with 6.3 ha of native plantings through: providing riparian connectivity 

between existing SNAs adjoining the Site; greater connectivity between Lake Whakamaru and 

terrestrial ecosystem habitat types; and the linking of smaller habitat fragments to create larger 

contiguous habitat.” (para 82). 

 

6.48 Submissions have raised concerns in relation to the protection of the habitat of the long tailed 

bats.  In his evidence, Mr Gerry Kessels has addressed this concern in detail and based on his 

expertise on this matter, the potential effects will be mitigated to an acceptable level. 

 

6.49 Based on the above, the overall ecological effects of the PPC are acceptable. 

 

Recreational 

6.50 The PPC as submitted addressed recreational effects on the surrounding area more broadly under 

the social effects umbrella.  The PPC detailed how additional recreation amenity would be 

provided, through additional reserve land, walkways and improving public access  to the lake, 

camping ground and cycle way.  
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6.51 Submissions have been received with concerns raised about congestion at the boat ramp and 

boating safety with additional population wanting to enjoy the Lake.  To address this concern, Mr 

Quigley consulted the Harbourmaster, who identified that Lake Whakamaru’s usage demand does 

not warrant a regular patrol and if demand grew, WRC would change their deployments.  On that 

basis, I consider adverse recreational effects resulting in greater use of the lake is manageable and 

acceptable. 

 

6.52 Comments received from Council’s Parks and Reserves Manager highlighted a concern with 

additional demands on the campground, resulting in additional costs and maintenance 

requirements of the Council. I agree with the reporting planner that any additional financial 

demand to maintain the campground resulting from increased use may be offset through targeted 

rates.  The implementation of the Landscape Delivery and Maintenance Plan by the developer will 

assist in getting the additional planting to a self-sustaining level, thus minimising the input needed 

from the Reserves team. On this basis I consider that the effects of the PPC on the campground 

will be acceptable. 

 

Social 

6.53 Rezoning to Rural Lifestyle has the potential to enhance housing choice, community and business 

vitality, and lifestyle opportunities, but also risks undermining rural identity, feelings of safety, 

creating social conflict, and adding strain on community services.  Both sides of the coin have been 

raised in submissions. 

 

6.54 In her Social Impact Assessment, Ms. Rebecca Foy concludes on page 48 that:  

 

The scale of the proposal would mean that both positive and negative effects arising the 

PPC will be relatively limited in scale and geographical extent.  

  

Her penultimate statement is that:  

 

Overall, while there are likely to be a range of limited negative social wellbeing effects 

arising from the PPC, the positive aspects of the proposal will enable individuals and 
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communities to provide for their social, economic, and cultural wellbeing and health and 

safety. 

 

6.55 In her Evidence, Ms. Foy addresses the general social impact effects raised by submitters, grouping 

the concerns into more technical topic headings of social cohesiveness, accessibility to services, 

health and safety and livelihood and wellbeing.  Ms. Foy’s conclusion is that a range of positive 

and negative social effects are likely to arise from the PPC, however due to the scale of 

development the effects are likely to be relatively limited in scale and geographical extent.  I rely 

on Ms. Foy’s expert assessment on this matter. 

 

6.56 With specific regard to the perceived added strain on emergency services, I have confirmed with 

Fire and Emergency New Zealand and St John Hato Hone that both organizations are confident 

that their services can manage the increase in population from a future subdivision in the PPC 

area.   

 

6.57 Mr Quigley addresses the response from the local school and medical centre relating to the strain 

or availability of those community services. 

 

6.58 Based on the above, the social effects of the PPC and future subdivision are considered acceptable. 

 

Economic 

6.59 In his Economic Cost-Benefit Analysis submitted in support of the PPC request, Mr Adam 

Thompson concluded (page 22) that the proposed rezoning would result in significant economic 

benefits and minor economic costs.  He specifically noted (page 21) that economic benefits would 

arise through increasing population, freeing up of housing elsewhere in the district as households 

relocated to Lake Whakamaru, generation of $11.8 million in GDP and over 200 full time equivalent 

jobs as a result of the construction phase. I note that additional and updated GDP and employment 

figures are contained within Mr Thompson’s evidence in paragraph 18. 

 

6.60 Submitters raising economic based questions, largely focussed on whether there was a need for 

the rezoning as there was no demand for rural lifestyle housing, and were concerned about the 

economic cost of displacing rural production land.  Mr Thompson addresses these matters in his 

evidence. I rely on his expert opinion on these matters.  
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6.61 I note that Council’s Economic Development Manager, Mr Steve Gow considers that the PPC will 

result in positive economic effects. 

 

6.62 Based on the two expert comments, my assessment is that the PPC enabling future subdivision 

will result in positive economic effects outweighing the negative.  On this basis, the economic 

effects are acceptable. 

 

Cultural  

6.63 In their submission, RCT state that Raukawa engaged with the landowner to identify issues and 

were able to address the following concerns: 

 

a. Landscape: Specifically that design guidelines and planting requirements will mitigate for the 

loss of natural character.  “Raukawa consider that rigorous application of design guidelines 

relating to colour and reflectivity of buildings, along with appropriately source and sites 

indigenous plantings on each property to help screen and increase natural character of 

residential properties may partially offset the impacts of the relatively intense residential 

development that would be visible from the Waikato River.”    

 

b. Accessibility: Specifically in relation to improving the Waikato River Trails alignment. 

 

c. Road safety: Provision of a new public road in a safer location than existing. 

  

6.64 RCT stated in their submission that a number of Raukawa’s concerns have not been able to be 

resolved, including: 

 

a. Wāhi tapu – Discharge of treated human wastewater from 66 households into a wāhi tapu.     

 

b. The need for additional Rural Lifestyle Zone areas along the Waikato River. 

 

c. Cumulative impacts on the naturalness of the area and the view from the Waikato River.   
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d. Small lot size – Lot sizes around 75% of the size provided for under the existing Rural Lifestyle 

Zone provisions.   

 

6.65 I have covered these four outstanding matters earlier in my evidence, along with the technical 

expertise of Ms Simonson on the wastewater matter, Mr Thompson on the demand matter, and 

Mr Mansergh on the visual matters.  With regard to small lot size, Mr Quigley’s approach is to 

maintain a minimum lot size of 2500m2 without averaging to achieve a more landscape led 

solution to a development where lot boundaries are not located simply to achieve a balance of 

square metres.   

 

6.66 I consider that the identified concerns have been addressed. 

 

6.67 I also consider that the relevant matter to the PPC raised by Mr Ahipene in his submission 

(wastewater discharge) has also been addressed by Ms Simonson.   

 

Reverse Sensitivity 

6.68 Potential reverse sensitivity matters have been raised by submitters, primarily in relation to noise 

and activity on the water6 but also in relation to forestry activity.  It is also a matter contained in 

the policy, including TRAN-06 in relation to safeguarding strategic transport networks from 

reverse sensitivity, NOISE-P1 in relation to effects on established rural activities and RLZ-P5 more 

generally.  

 

6.69 I consider that there are no extraordinary activities in the immediate area that would give rise to 

unanticipated noise.  It will be evident to any future purchaser or occupant that there is a State 

Highway, a camping ground, a highly used water recreation facility (accommodating motorised 

and non-motorised activities) and commercial forestry in the area.  Any savvy purchaser is well 

aware of the environment within which they would be residing.    

 

6.70 Regardless there is always the potential for complaints to be made as every person’s tolerance to 

noise and expectations of noise will not be the same.   

 

 
6 I specifically refer to the submission made by Fish and Game 
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6.71 In his evidence, Mr Jacob is also of the opinion that that activities in the vicinity of the subject site 

are unlikely to give rise to reasonable reverse sensitivity concerns from future occupancies at the 

subject site, but acknowledges that the PPC would increase the number of potential occupants at 

the subject site thus increasing “the statistical likelihood of introducing occupants with a lack of 

awareness of the existing noise environment.” (para 58). I agree with Mr Jacob that more people 

will likely  lead to a greater probability of complaints. 

 

6.72 Therefore, as part of a subdivision, and in line with Mr Jacob’s recommendation, reverse sensitivity 

covenants would be utilised  and registered on the Titles of the lifestyle lots advising owners and 

occupiers of this potential.   This would address the noise generated from traffic along the State 

Highway, noise generated from commercial forestry, noise generated from, and activity on the 

water and rural activities generally.  The imposition of such a covenant will ensure reverse 

sensitivity effects are mitigated to an acceptable level. 

 

6.73 I have no issue with the reverse sensitivity encumbrance to be a consent notice rather than a 

covenant as recommended by Ms Putt in her S42A report (para 8.100).  The specific wording would 

be developed at the time of subdivision. 

 

6.74 Acoustic insulation requirements to protect internal amenity of habitable rooms within 80m of the 

state highway is another measure which will be adopted at the time of building on each Lot to 

minimise the potential for reverse sensitivity.  This is addressed in more detail by Mr Jacob in his 

Acoustic Report and evidence. 

 

6.75 A potential source of nuisance, most befitting to a reverse sensitivity effect is the keeping of farm 

animals.  Given the proposed density of development and importance of maintaining the planted 

vegetation for screening and ecology, a restriction on the keeping of livestock and animal 

husbandry has been included on the face of the Structure Plan.  However given the rural surrounds, 

the temporary keeping of a calf or lamb for school pet day has been made an exception.  The 

purpose of this is to provide for a level of amenity that is expected by occupants and neighbours. 

This restriction would be endorsed as a consent notice or covenant at the time of subdivision. 

 

6.76 Based on the above, I consider that the effects of reverse sensitivity will be managed at the time 

of future subdivision, and building, to an acceptable level. 
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Loss of Rural Production Land 

6.77 The future subdivision would result in a loss of 31.6ha of rural forestry land.  However as the LUC 

classification of the subject land is 4e and 6e, which is not Highly Producing Land, the effects of 

that loss are considered acceptable  There is no apparent shortage of non-HPL land in the district.   

 

Positive Effects 

6.78 I consider that the s42A reporting planner has neatly summarised the positive effects of the PPC 

and I have nothing further to add. 

 

Cumulative effects 

6.79 Potential cumulative effects of PPC’s seeking to rezone rural land generally across the district 

include reduced agricultural productivity, loss of rural character, pressure on infrastructure and 

services, social conflict and fragmentation and peri-urbanisation of the countryside. 

 

6.80 As has been provided in this PPC request, each potential proposal must be assessed against the 

robust planning requirements to ensure effects are managed to an acceptable level, that the 

proposal fits within the planning framework.  Given this high threshold I consider that the risk of 

cumulative effects is limited. 

 

Noise Effects 

6.81 Many submissions raised the potential noise effects resulting from increased housing, people 

generally and boating activities on the water.  Submissions also raised reverse sensitivity effects, 

voicing concerns that new entrants to the Lake Whakamaru area may take offence to the existing 

activities on the lake and in the campground.    

 
6.82 As a result of submitters’ concerns, Mr Alex Jacob was engaged to assess the likely acoustic effects 

of the future development and on the future development.  Mr Jabob’s findings were that: 

 

a.  The noise limits in the SWDP are the same for both the current zone and the proposed 

zone. 
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a. The character of noise that would be enabled by the proposed zone would not be 

materially different from the character of noise from the existing zone, notwithstanding 

levels associated with increased density. 

 

b. That proposed zoning would not introduce noise with material adverse effects on the 

surrounding environment. 

 

c. Construction noise effects can be managed to a reasonable level via management plans 

developed at the time of subdivision approval. 

 

d. Noise from a residential development enabled by the Plan Change can readily comply 

with the noise limits, provided the design, selection, and location of mechanical services 

and inverters are acoustically reviewed to the satisfaction of the Council. Any non-

compliance would be a matter of enforcement and furthermore would likely affect 

adjacent lots within the subject site (between lots) before affecting the surrounding area.  

 

e. The increase in traffic along SH30 would conservatively result in an increase of noise levels 

at circa 3dBA which is barely noticeable for most people.  

 

f. Within the subject site, buildings containing noise sensitive activities can readily be 

designed to comply with the internal noise limits from traffic noise; and  

 

g. The proposed plan change would not introduce unreasonable noise with adverse effects 

that are minor or more than minor on the surrounding environment. 

 

6.83 Overall, and based on the expert evidence of Mr Jacob, the noise effects associated with the PPC 

and future lifestyle development are acceptable. 

 

AEE Conclusion 

6.84 I consider that actual and potential environmental effects of the PPC and the future development 

that it enables, can be mitigated and managed through the proposed Structure Plan, minor 

amendments to the SWDP provisions, and through the future subdivision process.  
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7. COMMENTS ON AND RESPONSE TO SUBMISSIONS 

 

7.1 I consider that the experts have addressed the key topics and concerns raised by submissions. 

 

7.2 I do not recall any planning-related submitter topic raised that has not already been addressed. 

 

 

8. COMMENTS ON THE S42A REPORT 

 

8.1 I have considered the recommended changes to the Structure Plan in the s 42A report and 

have liaised with the relevant experts concerning those recommendations.  I also met with Ms 

Putt and other Council representatives regarding the Structure Plan provisions.  That 

discussion assisted me to propose further changes that reflect the views of the Applicant’s  

experts and the outcomes sought by Council.  

 

8.2 Attachment 1 contains recommended changes to the relevant District Plan provisions and to 

the Structure Plan (Development Area Plan).   

 

8.3 The Structure Plan itself has been reformatted to enable easier reading given the additional 

text recommendations.  The Structure Plan now comprises a text page and the visual plan and 

is titled ‘The Lake Whakamaru Development Area Plan’ which is consistent with the new 

National Planning Standards.  

 

 

9. CONCLUSION 

 

9.1 It is my professional opinion that  

 

a. The rezoning is consistent with sustainable management and the purpose of the RMA. 

 

b. The Rural Lifestyle zoning, adoption of the Structure Plan (Development Area Plan) and 

the revised District plan provisions provides the most appropriate way to enable 
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integrated and cohesive rural residential development while also avoiding adverse effects 

and enhancing biodiversity and amenity. 

c. The PPC should be approved with the amendments set out in my evidence. 

 

 

 
Louise Feathers 

10 October 2025 
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ATTACHMENT 1 – AMENDED SWDP SUBD and RLZ CHAPTERS 
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11-SUB  Subdivision  
 
Issues 
The first reason for subdivision controls is that the physical works associated with a subdivision, such 
as earthworks for services and new roads, have an environmental impact that needs to be managed. 
The second is that the subdivision sets the pattern for the land-uses that follow, and the requirements, 
impacts and future needs of these land-uses need to be considered in the subdivision design. It is 
important to ensure that the subdivision of land is planned in an integrated manner with network 
utilities and infrastructure, so that the safe, sustainable and efficient function of infrastructure is 
maintained.  

One of the impacts of a subdivision is upon roading, water supply, wastewater, stormwater and 
reserves networks. If the district plan provides for it, subdivision consent conditions are able to require 
a financial contribution in respect of these impacts. Under this plan subdividers are required to 
contribute financially to help mitigate potential adverse effects arising from the subdivision and to 
ensure that the services within the district that are required to support subdivision and associated 
development continue to operate effectively.   

New and sensitive land-uses (such as rural-residential development) wishing to establish near major 
industrial sites must recognise the scale of these activities and their environmental effects, so 
restrictions on subdivision are necessary to avoid inhibiting the operation of these consented or 
lawfully-established facilities. Similar issues arise in association with the operation of Tokoroa airport. 
Restrictions on subdivision are necessary to avoid inhibiting the operation of the airport and any future 
expansion plans.  

Subdivision of rural land for lifestyle and other purposes has occurred to a limited extent over the last 
decade. While limited, demand for rural living is growing and can be provided for but needs to be 
managed to avoid fragmentation of the rural land resource and the cumulative effects associated with 
a loss of productive options over time.  

Objectives 
SUB-O1 
To minimise the potential for adverse effects in connection with subdivision of contaminated and 
potentially contaminated land, so as to avoid or mitigate the risk of adverse effects on human health 
and the environment.  
 
SUB-O2 
To ensure that staged subdivision or development in the Putaruru Growth Cells does not compromise 
the future urban use of those areas. 
 
SUB-O4 
To ensure safe and efficient subdivision, well-integrated with the functions of different roads, and 
which is designed to provide for appropriate alternative transport modes (particularly walking and 
cycling).   
 
SUB-O5 
To recognise the outstanding natural features and landscapes in the district and protect the landscape 
values within these areas from inappropriate subdivision.  
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SUB-O6 
To preserve the natural character of wetlands, lakes and rivers (and their margins) in the district, and 
protect them from inappropriate subdivision.  

Policies 
SUB-P1  
Enable the provision and expansion of the network utilities and infrastructure and industrial facilities, 
that are necessary to underpin the operation and prosperity of the District’s urban areas while 
managing new subdivision and land-uses that may potentially conflict with, restrict or compromise the 
existing operation of the District's key industrial sites. 
 
SUB-P2 
Minimise risks to the health and safety of people by controlling the location and design of subdivision 
in areas subject to contaminated land and natural hazards.  
 
SUB-P3  
Preserve and enhance the historic values of our towns through ensuring subdivision of sites 
containing heritage items, including the unique stone houses in Putaruru and Tokoroa, is compatible 
with those values.  
 
SUB-P4 
Conserve the historic values of rural areas through ensuring that any subdivision of sites containing 
historic places and areas is compatible with those values.  

SUB-P5 
Provide for subdivision for primary production purposes and associated residential units and ancillary 
buildings and facilities such as store/loading areas including the bulk store of hazardous substances 
for cleaning process plant and equipment, fertiliser storage and for wastewater treatment, tanker 
reception areas, services buildings and storage silos. 
 
SUB-P6 
Avoid subdivision in the rural area that does not have an operational or other legitimate requirement 
for a rural location.  
 
SUB-P7 
Provide for the subdivision of land for rural lifestyle activities in specifically zoned locations. 
 
SUB-P8 
To minimise the potential for adverse effects of rural lifestyle subdivision, at the interface of the GRUZ 
and RLZ with other zones. 

SUB-P9 
Ensure that new subdivision in close proximity to electricity generation core sites and network utilities 
and infrastructure are compatible with the use and operation of such sites by specifying appropriate 
environmental standards. 
 
SUB-P10 
Manage new subdivision that may adversely affect the existing operation of the District’s key industrial 
sites, airport, network utilities and infrastructure and related activities. 
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SUB-P11 
Ensure that new subdivisions within Putaruru Growth Cells do not compromise their efficient 
servicing, or their integration with the existing urban area as new neighbourhoods. 
 
SUB-P12  
Impact of subdivision upon future management of indigenous vegetation, including Significant Natural 
Areas, archaeological sites and areas, and upon heritage places and areas. 
 
SUB-P13 
To achieve the Objectives of the Vision and Strategy for the Waikato River by managing subdivision 
within rural areas and towns located within the River catchment in a way that restores and protects 
the health and wellbeing of the Waikato River, including by: 

(a) Limiting rural residential development to specific zoned areas  

(b) requiring setbacks from waterways 

(c) including standards for vegetation disturbance, earthworks, silt and stormwater control 

(d) managing the effects of large-scale land-use change 

(e) maintaining significant indigenous biodiversity associated with the River  

(f) creation of new esplanade reserves or esplanade strips.  

SUB-P14 
Subdivision incentives are encouraged where the use of covenants by landowners provides statutory 
protection for land containing significant indigenous vegetation and habitats.  
 
SUB-P15 
Subdivision that results in the legal fragmentation of indigenous vegetation including Significant 
Natural Areas should be avoided, as it can affect the ability to actively and comprehensively manage 
these areas.  
 
SUB-P16 
Improve public access to and along the Waikato River, Te Waihou and other waterways by requiring 
esplanade reserves or esplanade strips at sites identified on the planning maps at the time of 
subdivision and by keeping options open for future public use of the river edge through enforcing 
building setbacks. Also see PA-P3  

 
SUB- Information Requirements  
SUB-INFO-R1 
All applications shall be in the form specified by Regulations and should include:  
(a) Plans drawn to scale, legible and capable of being readily copied. The plans must show, as 

appropriate:  
(i) The address and legal description of the land being subdivided  
(ii) The position of any new covenant boundaries for cross-lease and unit title subdivisions  
(iii) The location of any proposed and existing easements  
(iv) Abutting and underlying title boundaries, and existing building-line restrictions and 

easements  
(v) The balance area of the property to be subdivided showing proposals for future 

development (if known)  
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(vi) Contours or spot heights sufficient for the design of access and services, and to show the 
general topography of the area, particularly around proposed house sites  

(vii) Any features to be protected, including vegetation or trees  
(viii) The main topographic features, including water courses, trees and areas of filled ground  
(ix) Existing and proposed provision for stormwater and farm drainage, and sewage disposal. 

For unsewered areas, evidence may be required that sewage can be adequately 
disposed of in an environmentally acceptable manner, without risk to health  

(x) Existing structures (including buildings), and whether such structures will be retained, 
shifted or removed  

(xi) Existing and proposed roads, vehicle crossings, pedestrian accessways, and service 
lanes with relevant widths, areas and gradients  

(xii) The location of utilities, including electricity transmission and distribution lines  
(xiii) In urban situations, the proposed location, size and grades of all utilities  
(xiv) Proposed areas of excavation and fill, with finished contours where significant alterations 

to the ground surface are proposed  
(xv) Any public works designations  
(xvi) Any heritage places, outstanding or significant amenity landscapes or significant natural 

areas identified by the district plan.  
(b) Information on:  

(i) The availability of utilities for each new lot including confirmation from the utility provider  
(ii) The stability of the new lots, including the depth and compaction of any fill and the future 

likelihood of earth movement or erosion.  
(c) Current Certificate of Title (within 3 months) – can be supplied by Council at the current fee  
(d) An Assessment of Environmental Effects (see AA-R1(2)(b))  
(e) A list of persons interested or affected by the proposal, the consultation undertaken, and the 

results of this consultation.  

Include an Accidental Discovery Protocol.  

SUB-INFO-R2 – Putaruru Growth Cells 
(a) In addition to any relevant matters listed in SUB-INFO-R1 above, a Development Concept 

Plan (DCP) shall be submitted with all subdivisions for a subject site that is wholly or partly 
within a Putaruru Urban Growth Cell  

A DCP should show, as appropriate:  
(i) All existing network utilities and infrastructure connection points to the growth cell and 

commentary of their level of service conditions;  
(ii) Proposed ground levels and associated earthworks (cut, fill and waste for disposal) to 

establish the future development area of the growth cell;  
(iii) Location, size and key elements of the proposed 3 waters infrastructure and the efficiency 

performance measures for their operation, and specific commentary on:  
• Stormwater management, connectivity, collection, treatment and disposal, and 

on-going maintenance requirements for the development area and its 
management long-term over the entire growth cell including stormwater overland 
flow paths and/or changed drainage patterns on adjacent land in different 
ownership;  

• Wastewater reticulation connectivity and treatment for the entire growth cell and 
any future areas;  

• Potable water supply connections, management and treatment for domestic, 
and/or commercial purposes, and compliance with the NZ Fire Fighting Water 
Supplies Code of Practice (SNZ PAS 4509:2008) for the entire growth cell.  
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(iv) Technical assessments including all referenced baseline data sources, assumptions, 
calculations and outputs for 3 Waters modelling to support the above development of the 
growth cell;  

(v) Landscape and natural and heritage features, and sites of significance to Raukawa, 
including:  

• Means to integrate any such features or sites into the subdivision  
• Means to mitigate effects of the development upon the relationship of Raukawa 

and their culture and traditions with their ancestral lands, water, sites, wāhi tapu 
and other taonga,  

(vi) Natural hazards or physical constraints including means to mitigate such hazards or 
constraints as part of the overall development of the growth cell  

(vii) Open space areas sufficient to provide neighbourhood reserves for formal and informal 
recreation activities, ecological enhancement and or gully restoration for the entire growth 
cell, and the multi- purpose uses for these areas;  

(viii) Proposals for power and telecommunications services to the subdivision and for the 
probable future development of the entire growth cell. These proposals shall include 
correspondence from the service provider confirming the circumstances under which 
future power and telecommunications are available;  

(ix) Proposals to minimise reverse sensitivity issues on the boundaries identified as requiring 
mitigation on the Planning Maps;  

(x) Proposals to manage the cumulative impact of network utility and infrastructure services 
provision on the total development of the growth cell and neighbouring areas;  

(xi) Commentary on transportation links intending to serve the proposed subdivision and 
probable future development and connectivity to the local or State Highway network, and 
how subdivision design and lot layout will achieve the safe and efficient operation of the 
road network including providing for pedestrian and cycleway opportunities. This is to 
include anticipated traffic generation effects associated with full development of the 
growth cell and any intersection design upgrades required.  

(xii) Commentary on the costs, timing and funding arrangements proposed and possible 
public-private apportionment;  

(xiii) That subdivision and development can comply with WRITS or present an acceptable 
alternative solution.  

SUB-INFO-R3 

Refer to AA-R1(3) Further Information 

SUB- Rules  
SUB-R1 CON Activities Subject to 
The following subdivisions, except for sites that adjoin the Waikato River, and/or hydro-electric 
power operating easements, shall be CON activities: 
(1) Any subdivision to adjust the position of titles 
or boundaries, which will not increase the 
number of titles concerned or the number of 
permitted residential units 

(a) Relevant standards in SUB-R5(1) to 
R5(5) 

(b) SUB-R7 where relevant  
Matters of control 
(a) SUB-R6-(1) 
 

(2) Any subdivision for utilities such as 
substations, transformers or pumping stations, 
provided that the balance of the site continues 
to comply with the provisions of this plan, and 

(a) Relevant standards in SUB-R5(1) to 
R5(5) excluding SUB-R5(1)(a), 
(b),(d),(e) and R5(1)(c)(iii) and (iv); 
SUB-R5(2)(c)(ii) and (iii), R5(2)(d) and 
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that access to the utility is independent of the 
residual site.   

(f); SUB-R5(3)(d) and (f), and SUB- 
R5(3)(e)(ii) and (iii); SUB-R5(4)(a) to (d) 
and (f)(g)(j), and SUB-R5(4)(e)(iii) and 
(iv) 

(b) SUB-R7 where relevant 
Matters of control 
(c) SUB-R6-(1) 
 

(3) Any GRUZ, RLZ, GRZ, SETZ, TCZ, COMZ, 
NCZ, GIZ, ELGZ or AIRPZ subdivision which 
meets the relevant standards set out in SUB-
R5(1) to R5(5) 

(a) SUB-R7 where relevant 
 
Matters of control 
(a) SUB-R6-(1) 

(4) Any proposed subdivision required 
specifically to accommodate an activity 
approved by Council as a consequence of a 
land use consent approved under the Act 

(a) Relevant standards in SUB-R5(1) to 
R5(5) 

(b) SUB-R7 where relevant 
Matters of control 
(a) SUB-R6-(1) 
 

(5) Any subdivision in the GRUZ or RLZ, if as a 
result of the subdivision a significant natural 
area or a significant archaeological site, or item 
from SCHED2-CH Cultural Heritage Sites is to 
be protected in perpetuity by covenant or other 
legal means to the satisfaction of Council. One 
additional protection lot is allowed under this 
provision, per significant natural area or 
significant archaeological site, or item from 
SCHED2-CH Cultural Heritage Sites, that is 
being protected 

 

(a) SUB-R7 where relevant 
 
Matters of control 
(a) SUB-R6-(1), and 
To qualify for this provision, the following 
criteria must be met: 
(i) The land being subdivided shall contain 

all of the archaeological site or area, or 
SCHED2-CH Cultural Heritage Sites, or 
part or all of a significant natural area 
(determined using the criteria contained 
in the Waikato Regional Policy 
Statement) 

(ii) The site is identified in SCHED3-SNA or, 
an appropriately qualified person shall 
certify that the land in question meets the 
criteria to be a significant natural area, or 
in the opinion of the qualified person 
qualifies as a significant archaeological 
site, (unless is shown in SCHED3-SNA 
or SCHED2-CH in which case, further 
certification is unnecessary)  
 

SUB-R2 RDIS Activities Subject to  
The following subdivisions, except for sites that adjoin the Waikato River and/or hydro-electric 
power operating easements, shall be restricted discretionary activities: 
(1) Any subdivision which does not meet the 

relevant standards set out in SUB-R5(1) to 
SUB-R5(5), (except those standards 
specified in SUB-R4, in which case the 
application becomes a NC activity) 

 

Matters of discretion 
(a) SUB-R6(1) 
(b) Relevant standards in SUB-R5(1) to (5) 
(c) AA-R3(1) and (2) 
(d) SUB-R7 where relevant  
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(2) Any subdivision due to non-compliance with 
SUB-R5(3)(e)(iv) 

(a) The provision of certification from a 
Power provider to demonstrate that 
connection can be made to the new 
allotment  

(b) Subsequent consent notice to warn 
potential owners of the lack of this 
service.  

(c) SUB-R7 where relevant 

(2) Any subdivision in a GRZ creating one or 
more allotments of between 300m2 and 450m2 
(net site area) 

(a) The size and shape of the proposed 
allotments in relation to their ability to 
be developed for quality housing with 
adequate separation from neighbouring 
properties for visual and aural privacy 
and with sufficient open space, given 
the land contour and its orientation to 
the street.  

(b) SUB-R7 where relevant 

 
(3) Any subdivision within the National Grid 
Corridor defined in the District Plan 

(a) The extent to which the subdivision 
design avoids, remedies or mitigates 
conflicts with existing lines, for example 
through the location and design of 
roads, reserves, landscaping and 
building platforms  

(b) The ability for maintenance and 
inspection of transmission lines, 
including ensuring access and any 
planned and approved upgrade of the 
National Grid  

(c) The extent to which the design and 
development will minimise the risk of 
injury and/or property damage from 
such lines  

(d) The extent to which potential adverse 
effects (including visual) are mitigated 
through the location of building 
platforms  

(e) Compliance with the NZ Electrical Code 
of Practice for Electrical Safe Distances 
(NZECP 34:2001)  

(f) Outcomes of any consultation with the 
affected utility operator.  

(g) The risk to the structural integrity of the 
National Grid  

(h) The extent to which the subdivision 
design and consequential development 
will minimise potential reverse 
sensitivity and nuisance effects of the 
National Grid.  

(i) SUB-R7 where relevant 

(4) Any subdivision within 20m of a sub-
transmission line (identified on the planning 
maps), unless it can be demonstrated that a 
building platform can be located on each site 

(a) Extent of compliance with NZECP 
34:2001  

(b) The location, height, scale, orientation 
and use of buildings and structures to 
address potential adverse effects on the 
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in a position where a subsequent building 
can comply with the NZ Electrical Code of 
Practice for Electrical Safe Distances 
(NZECP 34:2001) 

sub-transmission line, and/or potential 
risks to public or property.  

(5) Any subdivision creating new lots with direct 
vehicular access to a State Highway 

TRAN-R7 

SUB-R3 DIS Activities Subject to 
(1) The subdivision of property that contains a 
built heritage feature identified in SCHED1-HH, 
or a Site or Area of Significance to Māori 
identified in SCHED2-CH 

Matters of discretion 
(a) SUB-R6-(2) 
(b) Relevant standards in SUB-R5(1) to 

R5(5) 
(c) Means to integrate any such features or 

sites into the subdivision 
(d) Means to mitigate effects of the 

development upon the relationship of 
Raukawa and their culture and 
traditions with their ancestral lands, 
water, sites, wāhi tapu and other taonga 

(e) SUB-R7 where relevant 
(2) The subdivision of property in the GRUZ or 

RLZ that is located: 
(a) Within 2km of the GIZ boundary at Kinleith, 

as shown on Planning Map 43 
(b) Within 1km of the GIZ boundary at Lichfield, 

Tīrau or Domain Road, as shown on 
Planning Maps 7, 17 and 23 

(c) Within 1km of the SPZ-AIRP as shown on 
Planning Map 44 

(d) Within 300m of a mineral exploration, mining 
and quarrying site as shown on Planning 
Maps 6 and 9.  

Matters of discretion 
(a) SUB-R6-(2) 
(b) Relevant standards in SUB-R5(3) to 

R5(5) 
(c) SUB-R7 where relevant 
 

(3) Subdivisions in a GRZ creating sites less 
than 300m2 in area, if forming part of a multi-unit 
development that has been granted land use 
consent 

Matters of discretion 
(a) SUB-R6-(2) 
(b) Relevant standards in SUB-R5(1) 

and R5(5) 
(c) SUB-R7 where relevant 

 
(4) Subdivision proposals for sites that adjoin 
the Waikato River and/or hydro-electric power 
operating easements 
 

Matters of discretion 
(a) SUB-R6-(2) 
(b) Relevant standards in SUB-R5(3) to 

R5(5) 
(c) Such applications shall provide a 

geotechnical assessment to assess 
potential 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 
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any subdivision application under 
this Rule. 

(e) SUB-R7 where relevant 
 

 

(5) Subdivision of land within the Lake 
Whakamaru Rural Lifestyle Zone 

(a) The extent to which the subdivision 
of the Lake Whakamaru Rural 
Lifestyle Zone aligns with the 
approved Development Area Plan. 
 

(b) In respect of subdivision within the 
Lake Whakamaru Rural Lifestyle 
Development Area Plan and 
potential visual effects of future 
development, the extent to which 
the proposed covenanted areas 
align with the Development Area 
Plan.  

 
(c) In respect of subdivision within the 

Lake Whakamaru Rural Lifestyle 
Development Area Plan, the extent 
to which other measures (such as 
management and monitoring plans) 
are adopted to ensure that visual 
effects of future buildings are 
managed on an ongoing basis. 

 
(d) In respect of subdivision within the 

Lake Whakamaru Rural Lifestyle 
Development Area Plan,  the extent 
to which the subdivision provides 
for a variety of lot sizes, clusters 
development with clear separation 
between clusters, and provides 
opportunities for additional planting 
to maintain and enhance natural 
character.  

 
(e) In respect of subdivision within the 

Lake Whakamaru Rural Lifestyle 
Development Area Plan,  the extent 
to which effects on landscape and 
natural character are mitigated by 
permanent vegetation and the 
provisions of the Landscape 
Delivery and Maintenance Plan. 
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(f) In respect of subdivision within the 
Lake Whakamaru Rural Lifestyle 
Development Area Plan, the extent 
to which temporary visual effects of 
future dwellings are managed via 
staging, vegetation planting or 
vegetation retention. 

SUB-R4 NC Activities  
Failure to meet any of the following standards shall require a subdivision to be considered a 
NC activity: 
(1) GRUZ: 

(a) Minimum site area prior to subdivision 
– 30ha under SUB-R5(3)(a) 

(b) Minimum site area prior to subdivision 
– 4ha under SUB-R5(3((b) 

(c) Creation of an additional number of 
sites greater than that specified under 
SUB- R5(3)(a) or (b)  

(d) Requirement to supply a geotechnical 
assessment under SUB-R5(3)(g) 

 

(2) RLZ: 
(a) Requirement to supply a geotechnical 

assessment under SUB- R5(4)(i) 
(b) Minimum lot size under SUB-R5(4)(a) 
(c) Average lot size when applying the 

“averaging” standard under SUB-
R5(4)(a)(iii) and (iv) 

(d) General accordance with the Lake 
Whakamaru Rural Lifestyle 
Development Area Plan as required 
by R5(4)-RLZ(k)  

 

(3) MU-SETZ: 
(a) Minimum lot size under SUB-

R5(1)(a)(i)  

 

(4) Fragmentation of areas of indigenous 
vegetation under SUB-R5(5)(c) 

 

(5) GRZ: 
Any subdivision in a Residential zone creating 
one or more allotments of under 300m2 (net site 
area) shall also be a NC activity, unless the 
proposal forms part of a multi-unit development 
that has been granted land use consent 

 
 

(6) Any allotments created within any National 
Grid Corridor that does not identify a building 
platform for the principal building or 
residential unit (or any other proposed 
residential unit) outside of the National Grid 
Yard 
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Advisory Note: Authority to Decline Subdivisions  
Even if a subdivision complies with the plan’s standards, Council may refuse to grant a 
subdivision consent, or may grant a subdivision consent subject to conditions, if it considers 
that —   

(a) There is a significant risk from natural hazards; or 
(b) Sufficient provision has not been made for legal and physical access to each 

allotment to be created by the subdivision 
For the purpose of (a), and assessment of the risk from natural hazards requires combined 
assessment of- 

(i) The likelihood of natural hazards occurring (whether individually or in combination); 
and 

(ii) The material damage to land in respect of which the consent is sought, other land, 
or structures that would result from natural hazards; and 

(iii) Any likely subsequent use of the land in respect of which the consent is sought 
that would accelerate, worsen, or result in material damage of the kind referred to 
in paragraph (b) 

 
Conditions under (a) and (b) must be for the purposes of avoiding, remedying, or mitigating the 
effects referred to; and of a type that could be imposed under section 108 of the Act. 
 

 

R5-Standards 
SUB R5(1)-GRZ and MU-SETZ 

(a)  Minimum Size and Shape 
(i) Minimum lot size (net site area) shall be 450m2 in the Tokoroa Residential PREC, 

Putaruru Residential PREC, Tīrau Residential PREC, and in the MU-SETZ 
(ii) Sites shall be capable of containing a rectangle suitable for building purposes measuring 

10x15 metres. 
(iii) All habitable building sites shall be at least 0.5m above the 1% AEP design flood level 

(b)  Average Area 
For subdivision creating more than one additional site, the average site area of all new sites 
created shall be greater than or equal to 600m2. Where a subdivision of a block of land is staged, 
the overall average area of all sites created shall not be less than 600m2 and the subdivider shall 
provide an overall subdivision plan indicating the full extent of proposed future subdivision 

(c) Services 
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(i) Services provided to all proposed sites shall be in accordance with the WRITS adopted by 
Council in July 2018. 

(ii) Stormwater Disposal 
• Each proposed new site created shall be completely self-contained in respect of 

stormwater disposal or shall be served by a system approved by Council 
• The subdivider shall also provide for drainage of upstream catchments and mitigate 

the effects of the development on downstream land or properties owned or occupied 
by other persons 

(iii) Sewerage 
• Each proposed new site created shall have individual sewerage connections to 

Council’s reticulated system, at the Lot boundary 
(iv) Water Supply 

• Adequate water reticulation shall be provided to each site from Council’s water 
supply system, at the Lot boundary. 

(d) Access 
(j) A formed vehicle crossing shall be provided to each site created 

(ii)   Vehicle crossings onto State Highways shall comply with the sight distances and 
separation distances in Table 10 and comply with conditions imposed by the NZ Transport 
Agency. Vehicle crossings onto local roads shall comply with the WRITS adopted by 
Council in July 2018 

(iii) Any entrance strip which provides legal access to a rear site shall have a minimum width 
of: 
• 4m where the number of sites is not greater than two 
• 4.5m where the number of sites is three or more 

(iv) Where common access to seven or more residential allotments is to be provided, this 
access must be a new legal road 

(v) Formation of vehicle crossings, entrance strips and roads shall be in accordance with the 
WRITS adopted by Council in July 2018 

 

Table 10 – Sight and Separation Distances  

Posted 
speed limit 

(km/h 

85th 
percentile 
operating 

speed (or if 
not known, 

posted 
speed limit 

plus 
10km/h) 

Minimum 
sight 

distance 
(m) 

Minimum 
distance 
between 

accessway 
and nearest 
intersection 

(m) 

Minimum 
distance 
between 
local road 
accessway 

and 
intersection 

(m) 

Minimum distance 
between accessways 

(m) 

Not 
applicable 

50 89 30 20 - 

50 60 113 30 20 - 
60 70 140 30 20 - 
70 80 170 100 45 40 
80 90 203 100 45 100 
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90 100 240 200 60 200 
100 110 282 200 60 200 

 

(e) Power and Telecommunication Services 
Each proposed new site created shall be provided with underground electric power and 
telecommunication services to the lot boundary unless a connection to the lot can be made 
directly to existing overhead infrastructure 

(f) Limitations of Putaruru Growth Cell 1 (Overdale Road) 
No subdivision within Putaruru Growth Cell 1 shown on the Planning Maps shall result in the 
cumulative number of residential unit sites within that Growth Cell exceeding 328 Household Unit 
Equivalents (HUEs).  This calculation shall include any multi-unit developments already approved 
by Council 

(g) Limitations of Putaruru Growth Cell 2 (Ruru Street) 
No subdivision within Putaruru Growth Cell 2 shown on the Planning Maps shall result in the 
cumulative number of residential unit sites within that Growth Cell exceeding 67 Household Unit 
Equivalents (HUEs).  This calculation shall include any multi-unit developments already approved 
by Council 

 

R5(2) – TCZ, COMZ, NCZ, ELGZ, AIRPZ, and GIZ 
(a) Minimum Area 
 No minimum area 
(b) Suitability of Lots 
All sites shall be of sufficient size to allow for any proposed activity PER in the zone. Subdividers 
shall indicate in their application how actual and typical buildings, and vehicle parking, access and 
manoeuvring may be accommodated within the proposed site boundaries. Refer to 7.2 INF 

(c) Services 
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(i) Any public services provided to proposed sites shall be in accordance with the WRITS 
adopted by Council in July 2018 

(ii) Stormwater Disposal 
• Each proposed new site created shall be completely self-contained in respect of 

stormwater disposal or shall be served by a system approved by Council 
• The subdivider shall also provide for drainage of upstream catchments and mitigate 

the effects of the development on downstream land or properties owned or occupied 
by other persons 

• Despite (i) above, sites in the TCZ, COMZ and GIZ shall have individual stormwater 
connections to a Council-approved system 

(iii) Sewerage 
• Each proposed new site created shall be completely self-contained in respect of 

sanitary drainage or shall be served by a system approved by Council 
• Despite i) above, sites shall have individual sewerage connections to Council’s 

reticulated system, if available 
(iv) Water Supply: 

• Each proposed new lot created shall be provided with an adequate supply of potable 
water 

• If the land being subdivided is within an area served by a Council water supply, then 
adequate water reticulation shall be provided to each site 

(d) Access 
(i) A formed vehicle crossing shall be provided to each site created 
(ii) Vehicle crossings onto State Highways shall comply with the sight distances and 

separation distances in Table 10, and comply with conditions imposed by the NZ 
Transport Agency   

(iii) Any entrance strip which provides legal access to one or two rear sites shall have a 
minimum width of: 
• 4.5m where the entrance strip is less than 40m in length 
• 6.0m where the entrance strip is more than 40m in length 

(iv) Any entrance strip which provides legal access to three or more rear sites shall have a 
minimum width of: 
• 6.0m where the entrance strip is less than 40m in length 
• 12.0 m where the entrance strip is more than 40m in length 

(v) Where common access to seven or more allotments is to be provided, this access must 
be a new legal road 

(vi) Formation of vehicle crossings, entrance strips and roads shall be in accordance with 
the WRITS adopted by Council in July 2018 

(e) Provision of New Road to Putaruru Growth Cell 4 (COMZ) 
Any subdivision creating new allotments within Putaruru Growth Cell 4 (COMZ) shown on the 
Planning Maps shall provide access to those allotments by way of a new legal road vested in 
Council from Princes Street, on the land identified as Possible Future Road on the Planning Maps. 

(f) Power and Telecommunication Services 
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(i) Each proposed new site created in an urban area shall be provided with underground 
electric power services unless a connection to the lot can be made directly to existing 
overhead infrastructure.  

(ii) Telecommunication services shall be available to the boundary of each proposed new 
site created in an urban area, as certified by a recognised service provider 

 

R5(3) – GRUZ  
(a) Subdivision of Sites of 30ha or larger 

(i) Site Area (this rule does not apply to subdivision under SUB-R1(5)  
• Minimum – 2500m2 net site area  
• Average site area per subdivision – at least 10ha including the balance area 
• The maximum number of sites per subdivision application created (including the 

balance area) under this rule shall be 3 (i.e. 2 additional). The minimum area 
required for a subdivision under this rule is 30ha 

(b) Subdivision of Sites larger than 4ha and smaller than 30ha 
(i) Site Area (this rule does not apply to subdivision under SUB-R1(5)  

• Minimum – 2500m2 net site area 
• Average site area per subdivision – at least 2ha 
• The maximum number of sites per subdivision application created (including the 

balance area) under this rule shall be 2 (i.e. one additional). The minimum area 
required for a subdivision under this rule is 4ha 

(c) Non-Compliance with following standards shall be NC – See SUB-R4(1) 
(i) Minimum site area prior to subdivision – 30ha under SUB-R5(3)(a) 
(ii) Minimum site area prior to subdivision – 4ha under SUB-R5(3)(b) 
(iii) Creation of an additional number of sites greater than that specified under SUB-

R5(3)(a) or (b)  
(iv) Geotechnical assessments under SUB-R5(3)(g) 

(d) Suitability of Site 

Any site being created or developed shall be suitable for the activity for which it is proposed. 
Suitability will be assessed in terms of topography, hazards, service availability, road access, 
reverse sensitivity effects and effects on the environment as specified in the zone rules.  

All allotments shall have at least one suitable site where a residential unit could be erected, together 
with associated effluent and stormwater disposal systems. For the purposes of this rule a suitable 
site for a residential unit is one which complies with this plan’s standards and has been 
demonstrated to be free of land stability hazards, gully erosion paths, and potential flooding.  
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(e) Services 
(i) Stormwater Disposal 

• Each proposed new site created shall be completely self-contained in respect of 
stormwater disposal or shall be served by a system approved by Council 

• The subdivider shall also provide for drainage of upstream catchments and mitigate 
the effects of the development on downstream land or properties owned or 
occupied by other persons 

(ii) Sewerage 
• Each proposed new site created shall be completely self-contained in respect of 

sanitary drainage or shall be served by a system approved by Council.  Sewage 
drainage easements into neighbouring properties will not be allowed  

• Despite (i) the above, sites shall have individual sewerage connections to Council’s 
reticulated system, if available 

(iii) Water Supply 
• Each proposed new site created shall be provided with an adequate supply of water 
• New allotments being created with an area of 4ha or less shall be provided with an 

adequate supply of potable water 
• If the applicant advises Council that an allotment of over 4ha will be used for rural-

residential/lifestyle use, then a potable and adequate water condition will be 
imposed 

• In the case of a boundary adjustment proposal, the water supply need not be both 
potable and adequate if all lots retain their existing operational supply, unless the 
boundary adjustment substantially changes the character of the resultant lots 

(iv)  Power 
Each proposed new site created shall be provided with electric power to the lot 
boundary 

(f) Access to Allotments 
(i)  A formed vehicle crossing shall be provided to each site created 
(ii) Vehicle crossings onto State Highways shall comply with the sight distances and 

separation distances in Table 10, and comply with conditions imposed by the NZ 
Transport Agency   

(iii) Any entrance strip which provides legal access to one to six rear sites shall have a 
minimum width of 6.0m 

(iv) If the entrance strip exceeds 80m in length, spaces visible from one to another shall be 
provided to enable vehicles to pass, at intervals of not less than 80m. Passing spaces 
may also be required on entrance strips less than 80m in length, if visibility is restricted 
along the strip 

(v) Where common access to seven or more allotments is to be provided, this access must 
be a new legal road, to be formed to Council’s standards 

(vi) Formation of vehicle crossings, entrance strips and roads shall be in accordance with 
the WRITS adopted by Council in July 2018 

  

(g) Building Sites/Natural Hazards 
Where a proposed building site adjoins the Waikato River and/or hydro-electric power operating 
easements, a geotechnical assessment shall be provided to assess potential erosion and instability 
threats for those identified building sites. 
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R5(4)-RLZ  
(a) Minimum and Average Lot Size 

(i) Minimum site area prior to subdivision - 1ha 
(ii) Minimum lot size shall be 2500m2 net site area 
(iii) Except for the Rural Lifestyle Zone at Lake Whakamaru, Average lot size – at least 

5000m2 net site area 
(iv) Except for the Rural Lifestyle Zone at Lake Whakamaru, for every lot created below the 

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

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

(b) Non-Compliance with following standards shall be NC-see SUB-R4(1) 
(i) Minimum lot size under SUB-R5(4)(i) 
(ii) Average lot size when applying the “averaging” standard under SUB-R5(4)(a)(iii) and 

(iv)  
(iii) Requirement to supply geotechnical assessments under SUB-R5(4)(i) 

(c) Development Concept Plan 
(i) At the time of any subdivision for part of a subject site (being in one or more Certificates 

of Title) identified as having a RLZ zoning, the Council will require a Development 
Concept Plan to accompany the application for subdivision.  The Development Concept 
Plan shall demonstrate the overall compatibility of the present pattern of subdivision to 
possible longer-term development of the property to ensure that subdivision and 
development of land will occur in a way that is or can be integrated with possible longer-
term development of the whole of the subject site for rural lifestyle living. 

(ii) A Development Concept Plan shall show: 
• Landscape and natural and heritage features, natural hazards or physical constraints 

including means to integrate any such features and or mitigate any hazards 
• Future provisions for infrastructural services (water, water for firefighting, wastewater, 

access, power, telephone) based on proposed and potential development 
opportunities for the site 

• Commentary on the cumulative impact of infrastructural services provision on the 
total development of the area and neighbouring areas 

• Commentary on how stormwater disposal is to be managed so as to avoid adverse 
effects on the existing environment and any probable pattern of subdivision 

• Commentary on transportation links intending to serve the proposed subdivision and 
probable future development and connectivity to the local or State Highway network. 

Commentary should explain how subdivision design and lot layout has achieved the safe and 
efficient operation of the road network, how access layout has avoided adverse effects associated 
with lineal development of lots along road frontages, and how the consolidation of accessways has 
been integrated into the overall development. 

(d) Building Platform 
(i) It shall be demonstrated that a building area of at least 160m2 exclusive of all building 

setbacks required by RLZ-R6(1) and R6(2) can be provided on each site for one 
habitable building   

(ii) All such habitable building sites shall be at least 0.5m above the 1% design flood level 
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(iii) The building platform shall not occupy land steeper than 25 degrees unless a regional 
consent is held 

(e) Services 
(i) Public Services provided to all proposed sites shall be in accordance with the WRITS 

adopted by Council in July 2018 
(ii) Stormwater Disposal 

• Each proposed new site created shall be completely self-contained in respect of 
stormwater disposal or shall be served by a system approved by Council 

• The subdivider shall also provide for drainage of upstream catchments and mitigate 
the effects of the development on downstream land or properties owned or occupied 
by other persons 

(iii) Sewerage 
• Each proposed new site created shall be completely self-contained in respect of 

sanitary drainage or shall be served by a system approved by Council 
• Despite (i) above, sites shall have individual sewerage connections to Council’s 

reticulated system, if available 
• Effluent disposal fields shall not be located within 30 metres of the margins of a lake, 

river or stream.  The term “Effluent disposal field” is defined to be the system used to 
apply effluent from a wastewater treatment unit into or onto the soil for further in-soil 
treatment and absorption or evaporation. 

(iv) Water Supply 
• Each proposed new lot created shall be provided with an adequate supply of potable 

water 
• If the land being subdivided is within an area served by a Council water supply, then 

adequate water reticulation shall be provided to each site 
• Firefighting capability shall be demonstrated for each new site in accordance with NZ 

Standard SNZ PAS 4509:2008 

(f) Access 
(i) Lots shall have physical and legal access to a formed legal road 
(ii) A formed vehicle crossing shall be provided to each site created 
(iii) Minimum sight distances between new accessways shall comply with the sight 

distances in Table 10 
(iv) Access lots and rights-of-way shall be sealed 
(v) Any entrance strip which provides legal access to a rear site shall have a minimum 

width of: 
• 3.5m where the number of sites is not greater than two 
• 4.5m where the number of sites is three or more 

(vi) Where common access to seven or more residential allotments is to be provided, this 
access must be a new legal road, to be formed to Council’s standards 

(vii) Formation of vehicle crossings, entrance strips and roads shall be in accordance with 
the WRITS adopted by Council in July 2018. 

(g) Power and Telecommunication Services 
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, 
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and except within the the Lake Whakamaru Rural Lifestyle Development Area Plan where lots can 
have an alternative power source (such as solar).  Any new telecom lines that are installed shall be 
underground.  
Where access is to be via an entrance strip, services shall be laid to the end of the entrance strip 
furthest from the road. 

(h) Sediment from Earthworks 
Sediment discharge associated with earthworks shall comply with regional rules unless a regional 
resource consent is held. 

(i) Building Sites/Natural Hazards 
Where a site adjoins the Waikato River and/or hydro-electric power operating easements, a 
geotechnical assessment shall be provided to assess potential erosion and instability threats for 
those identified building sites. 

(j) Separation Distances 
New residential unit sites for subdivisions shall be at least 300m from effluent treatment ponds and 
the boundary of any sites used for intensive farming activities 

(k) Lake Whakamaru Development Area Plan 

Any subdivision of the Rural Lifestyle Zone at Lake Whakamaru shall be in general accordance with 
the Lake Whakamaru Development Area Plan in Chapter 16 in relation to: 
i. The provision of onsite secondary wastewater treatment systems; 
ii. The location of the intersection with State Highway 30; and 
iii. The internal roading layout. 
 
Except for a maximum deviation of 20m horizontally for the roading layout. 

 

R5(5) Further Standards Applying in All Zones 
(a) Building Act and Setback Requirements 

(i) Where a subdivision creates a party wall, that wall must comply with the Building Act’s 
fire rating and structural requirements 

(ii) All proposed boundaries shall be sited at a sufficient distance from buildings to comply 
with the setback and height requirements of this plan, and to meet the fire rating 
requirements of the Building Act 2004 

(b) Services in GRZ, RLZ, SETZ,COMZ, NCZ and GIZ 

All cables, including for power, telephone, and street lighting (if applicable), shall be placed 
underground, except where existing services are above ground or where in Council’s opinion, 
underground services are economically unjustifiable due to problems associated with such issues 
as topography, geology, land stability or operational requirements. 

(c) Indigenous Vegetation and Habitat Loss 
(i) The location of a building platform, any associated driveway, accessway or ancillary 

works on a proposed site shall exclude areas of recorded indigenous vegetation and 
habitats as set down in Council’s Heritage and Ecological Inventory. Refer to SCHED1-
HH, SCHED2-CH and SCHED3-SNA 



South Waikato District Council 
District Plan- Operative Version 2024 (NPS) 
Part Two – 11 Subdivision 
 

(ii) No subdivision of land shall result in any new boundary within 10 metres of any area of 
indigenous vegetation, or within 10 metres of the edge of any wetland, unless that area 
is to be protected by a legal covenant or consent notice. 

(iii) For the purpose of (ii) above ‘wetland’ excludes: 
• Wetted pasture and pasture with patches of rushes 
• Artificial water courses including wetlands developed primarily for effluent or stormwater 

treatment disposal 
• Artificial farm drains and canals 
• Artificial reservoirs for firefighting, domestic or municipal water supply 
• Temporary ponded rainfall over areas that would not otherwise be considered a 

wetland 

(d) Heritage 
The location of any building platform, any associated driveway, accessway or ancillary works on a 
proposed site shall not affect any archaeological, historic or cultural sites as recorded in SCHED1-
HH- Built Heritage Inventory or SCHED2-CH- Cultural Heritage Sites 

 

R6(1)-Matters of Control and Discretion for CON and RDIS Activities 

(a) Provision to be made for water supply, including future firefighting capability  

(b) Provision to be made for disposal of wastewater and stormwater management and sediment 
control  

(c)  Potential impacts on the safe functioning of roads, with accessways onto roads consolidated 
wherever possible to minimise the number of crossing places and ensure safe sight separation 
distances  

(d) The width, length, drainage and formation of driveways and rights-of-way  

(e) The size, shape and arrangement of allotments and location of proposed boundaries  

(f) The creation of appropriate easements  

(g) Payment of financial contributions including reserves contribution  

(h) Providing, forming, naming and signposting new roads  

(i) Preservation of existing vegetation  

(j) Provision of esplanade reserves and esplanade strips  

(k) Suitability of proposed allotments for subsequent buildings and future use, including the 
separation of proposed building sites from electricity transmission lines.  

(l) Impact of subdivision upon future management of indigenous vegetation, including Significant 
Natural Areas, archaeological sites and areas, and upon heritage places and areas  

(m) Requiring a consent notice to be placed on the titles of newly subdivided allotments which contain 
an area of indigenous vegetation or a significant natural area, or requiring the covenanting of such 
areas, to ensure their ongoing protection and maintenance of that area  

(n) Fencing off streams, rivers, wetlands and indigenous vegetation with adequate buffer zones to 
permanently exclude stock, protect ecological functioning of riparian margins, vegetation and 
aquatic habitats.  
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(o) The location of any proposed building platform(s) and associated works in relation to an 
outstanding natural landscape, outstanding natural feature or significant amenity landscape and 
associated adverse effects on the identified landscape values  

(p) Subdivision design and compatibility with any probable subsequent development of further lots on 
the balance of land zoned RLZ, as illustrated by a Development Concept Plan  

(q) In relation to subdivision of land within any Putaruru Growth Cell, the degree of compliance with 
any Development Concept Plan prepared for the Growth Cell concerned.  

(r) In respect of subdivisions which are related to the establishment of a new farming activity or 
forestry activity, Council has reserved its control to the maintenance and protection of existing 
wetlands and waterbodies, and including by:  

(i) Fencing off streams, rivers, wetlands and indigenous vegetation with adequate buffer zones 
to permanently exclude stock and protect riparian margins and vegetation  

(ii)  Requiring a stormwater management plan to manage stormwater runoff and to design and 
implement sediment control measures  

(iii)  Considering the extent to which the development will give effect to the objectives of the Vision 
and Strategy for the Waikato River.  

(s) Subdivision, development and associated works which may affect the adjoining land, or the 
stability of the land being subdivided, being land disturbance, excavation and filling, and land 
contamination  

(t) The extent of disturbance to landforms, landscapes and vegetation cover as a result of the 
development of accessways, building platforms and buildings including accessory buildings  

(u) The adequacy of separation distances between residential units and established rural-based 
activities to recognise the existing and potential adverse effects of primary production activities, 
rural industries and rural based recreational activities such as boating, hunting and waterfowl 
shooting on the amenity values in the local area  

(v) Effects (including reverse sensitivity effects) on consented hydro-electric power generation 
infrastructure, network utilities and infrastructure, or the ongoing operation, maintenance and 
upgrading of the National Grid  

(w) Extent of set back from margins and easement boundaries of the Waikato River so as not to 
compromise existing and new walking/cycling trails  

(x) Effects of the development upon the health and wellbeing of the Waikato River, considering the 
extent to which the development will give effect to the Objectives of the Vision and Strategy for 
the Waikato River. (The Objectives are set out in Part 1.1 of this plan)  

(y) Any impact of subdivisional works on the severity of natural hazards, and the effects of hazards 
on future use of the land being subdivided  

(z) Ability to connect to an adequate electricity supply  

(aa) Impacts on the function, and safety and efficiency of the transport network  

(bb) Infrastructure provision and upgrading, operation and maintenance including works to maintain 
the function, safety and operation and levels of service of the network utilities and infrastructure.  

(cc) The results of any Integrated Transportation Assessment prepared in accordance with the 
Integrated Traffic Assessment Guidelines, November 2010, NZTA Research Report 422, and/or 
Traffic Impact Assessment  

(dd) Establishment of cycleways, walkways and public transport stops  
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(ee) Timing and staging of development  

(ff) Cumulative effects on infrastructure  

(gg) The matters specified in Section 220 of the Act.  

(hh) For Putaruru Growth Cell 4 (COMZ) as shown on the Planning Maps, the design and location of 
the legal road providing access to Princes Street shown as Possible Future Road on the Planning 
Maps where this has not already been vested in Council.  

(ii) Additional matters of control and discretion for CON and RDIS activities refer to AA- R3(2)  
(jj) Where the subdivision affects land wholly or partly within a Putaruru Growth Cell shown on the 

Planning Maps:  

(i) The extent to which the application demonstrates that a habitable building site meeting the 
requirements of NH-R1 can be provided on each residential allotment.  

(ii) The extent to which the application demonstrates the overall compatibility of the present 
pattern of subdivision to possible longer-term development of the property, to ensure that 
subdivision and development of land will occur in a way that is or can be integrated with 
development of the whole of the Growth Cell for residential living or business use.  

(iii) The extent to which future building sites are safeguarded and do not compromise the DCP 
submitted, by means of a consent notice to be placed on newly subdivided titles within the 
Putaruru Growth Cells.  

(iv) The extent to which consent notices and other measures will be effective to minimise future 
reverse sensitivity concerns on the boundaries identified on the Planning Maps, between 
future occupants and existing adjoining land-uses. This will usually consist of no-complaints 
covenants, but alternatives such as construction of solid fencing at the subdivision stage, or 
greater setbacks for new habitable buildings than required by Rule GRZ-R5 may be 
considered by Council.  

(v) Where a staged development is proposed, the extent to which the initial stages are located as 
close as possible to approved connection points with trunk water, sewer and stormwater 
services, with subsequent stages forming successive extensions to those networks.  

(vi) Where a plan is for a subsequent stage of a subdivision for which a DCP has been submitted 
as part of an earlier stage, the extent to which the proposed development is consistent with 
the earlier DCP.  

(vii) The extent to which any alternative solutions provide the same level of urban amenity as 
required in WRITS.  

(viii) Where the subdivision affects land wholly or partly within Putaruru Growth Cells 1, 2 or 4 
shown on the Planning Maps, requiring consent notices to be placed on the titles of newly 
subdivided allotments to alert prospective purchasers to the requirements of TRAN-R6(3)-
PREC1-Putaruru, INF-R5(4)(a) and (b), GRZ- PREC1-R1(1) and (2). 

(ix) Means to mitigate effects of the additional demand for water supply and/or wastewater 
disposal capacity upon the relationship of Raukawa and their culture and traditions with their 
ancestral lands, water, sites, wāhi tapu and other taonga.  

(kk) For subdivisions locating in Putaruru Growth Cell 4 (COMZ) as shown on the Planning Maps, the 
design and location of the legal road providing access to Princes Street shown as Possible Future 
Road on the Planning Maps where this has not already been vested in Council.  

(ll) In assessing applications for subdivision activities within Putaruru Growth Cell 1 (Overdale) or 
Growth Cell 2 (Ruru) that do not comply with SUB-R5(1)(f) and (g) GRZ-PREC1-R1(1) and (2) 
relating to the maximum number of HUEs to be provided for in this these Growth Cells, the 
matters in respect of which the Council has restricted its discretion are:  
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(i) The availability of sufficient water and wastewater infrastructure including water supply for 
firefighting in accordance with the NZ Fire Fighting Water Supplies Code of Practice (SNZ 
PAS 4509:2008), to service future subdivision and/or development throughout Putaruru, 
including in the residential Growth Cells identified by this Plan.  

(ii) The feasibility of alternative measures to achieve required public wastewater and or water 
supply capacity,  

(iii) Whether the staging and design of development will align with the provision of 
infrastructure so that the overall capacity of the infrastructure is not exceeded.  

(iv) Whether temporary wastewater or water supply capacity can be provided which does not 
undermine the long-term solution.  

(v) Whether funding or other such measures have been agreed between the Council as 
service provider and the applicant to achieve the required public wastewater and or water 
supply capacity.  

(vi) Means to mitigate effects of the additional demand for water supply and/or wastewater 
disposal capacity upon the relationship of Raukawa and their culture and traditions with 
their ancestral lands, water, sites, wāhi tapu and other taonga. (Also see GRZ-PREC1- 
R2 for land-use) 

R6(2) Matters of Discretion for DIS Activities 
(a) Refer to AA-R4(1)     

(b) The matters listed in SUB-R6(1) in relation to CON activities  

(c) In respect of subdivisions within 2km of Kinleith, or within 1km of the GIZ or AIRPZ the extent to 
which the presence of any resulting extra residential units may compromise the efficient operation 
and/or future development of Kinleith and the other Industrial zone sites, or long-term 
improvements for increased air traffic at the Airport  

(d) For subdivisions in the GRZ creating sites less than 300m2 in area, (if forming part of a multi- unit 
development that has been granted land use consent), the need for the subdivision to give effect 
to the land use consent, and for the units created to be provided with adequate utility services  

(e) In respect of subdivisions next to the river or a hydroelectric power operating easement under 
SUB-R3(4), the extent to which future buildings may compromise or interfere with the consented 
hydro- electric generation infrastructure or future provision of public access along the river 
concerned, and the hazard risks for future building occupants  

(f) Also, in respect of subdivisions next to the river or a hydroelectric power operating easement 
under SUB-R3(4), the effect of the activity upon the health and wellbeing of the Waikato River.  

(g) Whether the subdivision layout has minimised conflicts (including from reverse sensitivity effects) 
that can arise between existing activities and future inhabitants of residential units permitted by 
the subdivision 

 

SUB-R7-  Other Plan Matters  
The following may also be relevant: 
(1) Section 7.1 Energy, 7.2 Infrastructure, 7.3 Transportation 
(2) Section 8.1 Contaminated Land, 8.3 Natural Hazards 
(3) Section 9.1 Historic Heritage, 9.2 Sites and Areas of Significance to Māori 
(4) Section 10.1 Ecosystems and Indigenous Biodiversity, 10.2 Natural Character, 10.3 Natural 

Features and Landscapes, 10.4 Public Access 
(5) Section 12.1 All Activities 
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(6) Section 12.2 Activities on the Surface of Water, 12.3 Air Emissions, 12.4 Earthworks, 12.5 
Financial Contributions, 12.6 Light, 12.7 Noise, 12.8 Signs, 12.9 Temporary Activities 

(7) Part 3- Any relevant zone or overlay 

 

 
 
 
SUB- Other Methods 
SUB-M1 
Standards under WRITS, including for urban earthworks, that promote low-impact environmental 
design solutions and consider climate change implications for stormwater networks.  

SUB-M2 
The “Putaruru Growth Plan 2017" developed in collaboration with the Putaruru Moving Forward group, 
and further such Plans yet to be developed for the District's other towns.  
 
SUB-M3 
Water efficiency requirements in Council's Water Supply and other Bylaws and the WRITS (July 
2018).  
 
SUB-M4 
A Regional Council consent may also be required for on-site sewage discharges pursuant to the 
Waikato Regional Plan.  Waikato Regional Plan requirements in this regard should be discussed with 
the WRC 
 
SUB-M5 
Works close to any electricity line can be dangerous. Compliance with the NZ Electrical Code of 
Practice 34:2001 is mandatory for all buildings, earthworks and mobile plant within close for Safe 
Distances proximity to all electric lines. 

SUB-M6 
Vegetation to be planted within the transmission or sub-transmission corridors should be selected 
and/or managed so that it does not breach the Electricity (Hazards from Trees) Regulations 2003. To 
discuss works, including tree planting, near any electrical line, contact the line operator. 

 

SUB- Principal Reasons 
SUB-PR1 
Fairly liberal subdivision provisions have been retained for all the urban areas in order to encourage 
re-development. An example of a targeted approach is the plan’s parking space provisions, where no 
on-site requirements apply to town centre parking in Putaruru and Tirau, with more parking or cash-in-
lieu required on-site in the business and industrial zones. (There are no parking requirements at all in 
Tokoroa and Kinleith, in order to comply with the NPS-UD) 
 
SUB-PR2 
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Subdivision and development in the rural area will be managed to avoid unnecessarily constraining 
established and legitimate primary production activities and other rural-based activities. Subdivision 
for rural-lifestyle development has been directed to specific locations with the RLZ. The subdivision 
provisions for properties within the GRZ also direct new residential units and other sensitive land-uses 
away from the key industrial sites of the district where they are located in rural areas. 
 
SUB-PR4 
Subdivision provisions within the GRUZ and RLZ also incentivise the covenanting of significant 
natural areas by providing for protection allotments to be created. These provisions seek to enable a 
landowner to subdivide a property, whilst also creating a statutory protection mechanism for 
protection of significant natural areas. Economic instruments, including subdivision incentives, are 
considered an effective way of encouraging landowners to retain and enhance significant habitats.  
 
SUB-PR5 
In some circumstances, the Council could enter into Private Developer Agreements to record the level 
of commitment between the Council and developers to provide for an efficient and integrated network 
of infrastructure services for each of the Growth Cells.  
 
Private Developer Agreements are expected to:  

(a) Set out the agreed list of works (staging, timing, priority) required to support existing and new 
urban development in the selected growth cell;  

(b) Confirm the timing and cost apportionment associated with these works to serve existing and 
proposed new urban development in the growth cell; and  

(c) Set out the circumstances under which the developer can implement development earlier 
than programmed, if a greater funding contribution is available or Council is unable to confirm 
long term funding /budget allocations for the necessary infrastructure.  

SUB- Anticipated Environmental Results 
SUB-AER1 
Allotments created are provided with the appropriate services, and access, natural hazards and 
impacts on the operation of existing network utilities and infrastructure are addressed 
 
SUB-AER2 
New lots are an appropriate size for the zone concerned and are suitable for future land-uses 
 
SUB-AER3 
Impacts of subdivision on the productive potential of the rural land resource are minimised 
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13.3-RLZ  Rural Lifestyle Zone  

Issues 
The Rural Lifestyle Zone provides an opportunity for people to live in a rural environment but to have 
little or no involvement in primary production. Rural residential areas are provided in selected 
locations which have been identified as suitable for the establishment of rural ‘lifestyle’ type living.  
These locations have also been selected to ensure that the potential loss of options for productive use 
of rural land is limited, and without the potential for conflict that can occur between rural ‘lifestyle’ and 
production activities.  This enables the balance of the rural land resource to be retained for production 
purposes in the future.  This approach contributes to meeting the ‘lifestyle’ component of the rural and 
urban property market in the district. 

The locations for rural lifestyle activity are predominantly adjacent to the three main settlements of 
Tokoroa, Tīrau and Putaruru, along with several locations near Council reserves adjacent to the 
Waikato River.  In such riverside localities however, the land may be subject to inundation and 
erosion hazards and may also comprise land managed for hydroelectric power generation.  Buildings 
and developments adjacent to the Waikato River also have the potential to compromise extensions of 
the Waikato River Trails. Building platforms therefore need to be sited and set back with care from 
river margins and hydro operating easement boundaries. 

Some of the identified rural lifestyle locations are within identified significant natural areas or identified 
outstanding or significant amenity landscapes. They also have areas of indigenous biodiversity, and 
ecosystems with values that should be recognised and provided for.  Provisions have been included 
to recognise and protect the significant natural areas and landscape values of these areas, with a 
focus on the location and design of residential units. These provisions will also assist toward 
achieving the Vision and Strategy for the Waikato River. 

A Development Concept Plan is required to accompany any application for a rural lifestyle 
subdivision.  The concept plan shall demonstrate the overall compatibility of the present subdivision 
with possible future development of the property, including provision of infrastructure services, 
stormwater management, and connectivity with the road network. 

Objectives 
RLZ-O1 
To maintain the productive capabilities of the rural land resource for primary production activities.  
 
RLZ-O2 
To avoid the establishment of non-rural based activities that do not have a legitimate need for a rural 
location, or which are potentially incompatible with activities that require such a location, including for 
reasons of reverse sensitivity.  
 
RLZ-O3 
To identify and address possible effects from activities in rural areas in catchments in the district, and 
on the health and wellbeing of the Waikato River and its catchment during decision making.  

Policies 
RLZ-P1 
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Avoid development and land management practices that result in adverse environmental effects from 
natural hazards such as erosion, flooding, subsidence or landslip.   
 
RLZ-P2 
Minimise risks to the health and safety of people by controlling the location and design of subdivision 
and buildings in areas subject to natural hazards.  
 
RLZ-P3 
Provide for the subdivision, use, and development of land for rural lifestyle activities in specifically 
zoned places. 
 
RLZ-P4 
To minimise the potential for adverse effects of rural lifestyle subdivision, use, and development at the 
interface of the RLZ with other zones. 
 
RLZ-P5 
Promote rural residential development only in zoned locations which: 

(a) Achieve cluster development, and avoids the layout of lots in a lineal pattern along roads 

(b) Separates access and through-traffic functions in an effective manner 

(c) Requires adequate separation distance from the Waikato River and hydroelectric power 
operating easements   

(d) Requires adequate separation distance between the national electricity transmission lines and 
new rural residential development 

(e) Safeguards the landscape character, visual amenity and biodiversity values of the Waikato 
River valley by encouraging development to be sited and designed to be sympathetic with the 
landform and landscape, and existing vegetation, and the building materials and cladding of 
structures do not dominate the outlook visually or physically from or to the locality.  

(f) Avoids, remedies or mitigates reverse sensitivity effects, including by imposing appropriate 
standards and conditions on development.   

RLZ- Rules  
RLZ-R1 PER Activities Subject to 
(1) Pastoral farming and horticultural activities  

 
 
 
RLZ-R6 

(2) Forestry 
(3) One residential unit per site, except in the 
Lake Arapuni, Horahora Road (Lot 1 DPS 
21946) and Horahora Road north areas as 
defined on the planning maps 
(4) Accessory buildings, except in the Lake 
Arapuni, Horahora Road (Lot 1 DPS 21946) and 
Horahora Road north areas 
(5) Recreation and sporting activities on parks 
and reserves 
(6) Pedestrian tracks and cycleways and 
associated facilities such as seating, tables and 
toilets 
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(7) Home business (a) RLZ-R6(1) to (6)  
(b) the principal operator of the home business 

must be a permanent resident on site 
(c) the residential activity must remain the 

primary activity on the property with the 
home business involving not more than one 
third of the total floor space of buildings on 
the site 

(d) involve no more than up to four full-time 
equivalent staff 

(e) does not generate more than a total of 20 
vehicle movements per day (i.e. a total of 10 
vehicles involved in the commercial activity 
visiting and leaving the site) 

(f) shall not generate vehicle movements 
between the hours of 7.00pm and 7.00am 

(g) does not involve any exterior display or 
indication of the home business activity 
(apart from signs in compliance with the 
relevant standards) 

(h) does not cause any dust nuisance and/or 
objectionable odour as defined by a Council 
Enforcement Officer 

(i) does not include motor vehicle repair 
garages; wrecking and/or storage or 
recycling of vehicles; storage or recycling of 
vehicle parts, redundant white ware, bicycle 
frames, tyres, household waste, clothing, 
general rubbish; panel beating, spray 
painting or fibre-glassing; or facilities for the 
boarding, breeding and/or training of 
animals on a commercial basis. 

(j) does not include the slaughtering of 
animals, or the manufacturing or retail sale 
of food prepared in the kitchen of the 
residential unit 

(k) RLZ-R7 where relevant 
 

(8) Visitor accommodation, except in the Lake 
Arapuni, Horahora Road (Lot 1 DPS 21946) 
and Horahora Road north areas 

Services shall be for no more than 8 persons at 
any one time (excluding staff) per site 

(9) Educational facility Services shall be for no more than 8 persons at 
any one time (excluding staff) per site 

(10) Carparks (a) RLZ-R7 where relevant 
 

(11) The storage, treatment, piping and 
spreading of agricultural effluent 

(a) RLZ-R7 where relevant 
 

(13) Emergency Service Facilities (a) RLZ-R6 
(b) RLZ-R7 where relevant 

 
(14) Relocatable buildings (a) RLZ-R6 

(b) RLZ-R7 where relevant 
RLZ-R2 Controlled Activities Subject to 
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(1) One residential unit per site in the Lake 
Arapuni, Horahora Road (Lot 1 DPS 21946) and 
Horahora Road north areas as defined on the 
planning maps 

RLZ-R6, and RLZ-R7 where relevant 
  
Matters of Control 
(a) The extent to which the location of 

structures will make them obtrusively 
visible, by being sited near the skyline, on a 
headland, or in another prominent position 

(b) Whether structures, and associated artificial 
screening and shelter belts, would obstruct 
views from roads, the Waikato River and 
other public viewpoints 

(c) The external design, construction and finish 
of structures, including how closely the 
finish blends with background colours and 
nearby buildings 

(d) The extent to which alternative mitigation 
options and building sites are practical, 
having regard to the costs and benefits 
involved 

(e) The extent to which the development will 
give effect to the Vision and Strategy for the 
Waikato River 

(f) Additional matters of control under AA-
R3(2)  

(2) Accessory buildings in the Lake Arapuni, 
Horahora Road (Lot 1 DPS 21946) and 
Horahora Road north areas 
(3) Visitor accommodation in the Lake Arapuni, 
Horahora Road (Lot 1 DPS 21946) and 
Horahora Road north areas 
 

(4) Visitor accommodation in the Lake Arapuni, 
Horahora Road (Lot 1 DPS 21946) and 
Horahora Road north areas 
 

(a) Services shall be for no more than 8 
persons at any one time (excluding staff) 
per site 

(b) RLZ-R7 where relevant 
 

(5) Marae development and papakāinga (b) RLZ-R6, and RLZ-R7 where relevant 
  
Matters of Control 
(a) The potential impact of the development on 

traffic safety and efficiency 
(b) The effect of any educational and 

employment initiatives upon the amenity 
values of nearby properties 

(c) Additional matters of control under AA-
R3(2) 

RLZ-R3 RDIS  
(1) Any activity listed in RLZ-R1 or RLZ-R2 that 
does not conform to the standards in RLZ-R6 

Matters of discretion 
(a) AA-R3(1) 
(b) AA-R3(2) 
 

(2) Any building that does not conform to the 
building setbacks in RLZ-R6(2)  

Matters of discretion 
(a) AA-R3(1) 
(b) AA-R3(2) 
 
an application providing a geotechnical 
assessment to assess potential erosion and 
instability threats for those identified building 
sites 

RLZ-R4 Discretionary Activities Subject to 
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(1) Activities not PER, CON, RDIS, or NC Matters of Discretion 
(a) The extent to which the proposal concerns a 

novel or different type of land-use activity 
that could not have been anticipated when 
the plan was developed 

(b) RLZ-R6 as a guide 
(c) RLZ-R7 where relevant 
 

(2) More than one residential unit per site (a) the extent to which a semblance of rural 
character will be retained, including the 
proposed and potential future density of 
development compared to the 0.5ha per 
dwelling average sought in the zone.  

(b) RLZ-R6 as a guide 
(c) RLZ-R7 where relevant 
 

(3) Veterinary services (a) RLZ-R6 as a guide 
(b) RLZ-R7 where relevant 

 
(4) Animal boarding facilities 
(5) Craft workshops and studios 
(6) Community facility 
RLZ-R5 NC Activities  
(1) Intensive indoor primary production RLZ-R6 used as a guide 
(2) Mineral exploration, mining and quarrying 

activities 
(3) Any industry ancillary to farming or forestry, 
including premises used for the manufacture of 
milk products, abattoirs, timber processing, 
stock yards and saleyards 
(4) Outdoor storage 
(5) Any building that does not comply with the 
requirement for a geotechnical assessment 
under RLZ-R3(2) 

 

RLZ-R6 Standards 

R6(1) Building Setbacks from Boundaries 

(a) The minimum building setback requirements for residential units and accessory buildings are: 

i) 10m from the front boundary 

ii) 5m from side and rear boundaries  

(b) All buildings housing animals must be set back at least 25m from any property boundary, 
excluding a road boundary 

(c) The minimum building setback requirements for all other buildings are 10m from all boundaries. 
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R6(2) Other Building Setbacks, and Earthworks  

(a) All buildings must be setback at least 25m from the top of the bank of the Waikato River, and from 
hydro-electric power operating easements at least 25m 

(b) All buildings must be set back at least 20m from: 

i) the bed of any river or lake 

ii) the edge of any wetland with an area greater than 0.5 hectares  

(c) Vegetation damage, earthworks, and cultivation shall not be carried out within 10m of the edge of 
a wetland or lake, or within the riparian setback to the banks of a nominated river or stream listed 
in Table 9 of NATC-R2. 

R6(3) Building Coverage 

(a) The maximum amount of the site which can be covered by buildings is 10% 

(b) The maximum building coverage for Emergency Service Facilities is 50%  

(c) The maximum floor area of any building is 500m².  

R6(4)  Height 

(a) Maximum Building Height - 8m except for Lake Whakamaru Rural Lifestyle Zone area which is to 
be 6m. 

Note: The maximum height for Emergency Service Facilities is 15m  

(b) Maximum Height in Relation to Boundary - No part of any building shall protrude through a plane 
rising at an angle of 45 degrees commencing at an elevation of 3m measured at the boundary 

(c) No building, structure, mast, tree or other object shall penetrate any of the Tokoroa Airport 
approach/departure slopes, transitional side slopes or horizontal surface as shown on Planning 
Map No 44.  Where the ground rises so that it penetrates or becomes close to the 
approach/departure slopes or transitional side slopes then these slopes may be adjusted in 
conformity with the contours of the ground so as to provide a vertical clearance of 10m above 
ground level. Refer to AIRP-R5(3)(b) 

(d) Parts of buildings that may protrude through the height control lines are chimneys, flues and 
similar projections, television, and telecommunication aerials and dishes, rainwater tanks, 
domestic scale renewable energy devices, and in addition on commercial and industrial buildings, 
lift machinery, air-conditioning and heating plants; all attached to the building and projecting not 
more than 3m above the building height standard for the zone, and less than 4m2 in area. 

R6(5) Building Materials and Reflectivity  
(a) Cladding materials and paint colours on all buildings shall not exceed a reflectivity value of 40% 

when applying British Standard 5252:1976.   

(b) Roof cladding shall be a minimum of 5% darker than the walls and other vertical claddings.  
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Except within the Lake Whakamaru Rural Lifestyle Zone where the following apply:  

(c) Exterior cladding materials shall be:  

i) Natural timber (oiled or stained),  

ii) Painted timber or panel (subject to d below),  

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

iv) Colour steel (subject to d below),  

v) Natural stone and/or brick, and/or 

vi)  Weathering steel.  

 

(d) Exterior colours and reflectivity:  

i) Shall be recessive colours that integrate with the colours and tones found in the 
surrounding landscape. 

ii)  Colours that are visually dominant or have a high contrast value should be avoided. 

iii) Suitable colours include colours from the BS 5252 range (or equivalent) identified on the 
Lake Whakamaru Rural Lifestyle Development Area Plan  subject to 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.  

iv)  Wall colours with a reflectance value of more than 46% are not acceptable 

 

 
R6(6)     Exclusions/Inclusions for residential units 
 
(a) Residential units do not include residential use of tents, buses or caravans/camper vans, whether 

in association with use of another building or not, except for a period not exceeding one month 
(b) It includes the construction, alteration, removal or demolition of residential units (except buildings 

listed in SCHED1-HH, an existing residential unit moved within the same site, and new 
prefabricated residential units that are constructed elsewhere and then moved onto the site. 

 
R6(7) 
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:  

i. The provision of onsite secondary wastewater treatment systems; 

ii. The location of the intersection with State Highway 30; and 

iii. The internal roading layout. 

 

Except for a maximum deviation of 20m horizontally for the roading layout. 
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RLZ-R7 Other Plan Matters  
The following may also be relevant: 

(1) Section 7.1 Energy, 7.2 Infrastructure, 7.3 Transportation 
(2) Section 8.1 Contaminated Land, 8.2 Hazardous Substances, 8.3 Natural Hazards 
(3) Section 9.1 Historic Heritage  
(4) Section 10.1 Ecosystems and Indigenous Biodiversity, 10.2 Natural Character, 10.3 Natural 

Features and Landscapes, 10.4 Public Access 
(5) Chapter 11 Subdivision         
(6) Section 12.1 All Activities  
(7) Section 12.2 Activities on the Surface of Water, 12.3 Air Emissions, 12.4 Earthworks, 12.6 

Light,12.7 Noise, 12.8 Signs, 12.9 Temporary Activities 
(8) Part 3- Any relevant overlay 

 

RLZ- Other Methods 
RLZ-M1 
The Waikato Regional Plan should also be consulted to ensure that there are no additional resource 
consents required from the Regional Council for structures within or in close proximity to waterbodies, 
or the modification of waterbodies.   

RLZ- Principal Reasons 
RLZ-PR1 
Subdivision for rural lifestyle development has been directed to specific locations within the RLZ  

RLZ- Anticipated Environmental Results 
RLZ-AER1 
Patterns of subdivision that cluster residential living environments into the overall character of the 
rural landscape. 
 
RLZ-AER2 
Rural residential living environments in a predominantly rural area that accommodate the existing 
amenity values and the operation of established rural activities. 
 
RLZ-AER3 
Defined rural residential living environments adjacent to Council reserves that do not detract from the 
natural, landscape and ecological values of the riparian margins of the Waikato River and give effect 
to the Vision and Strategy for the Waikato River. 
 
RLZ-AER4 
Infrastructure services are provided by property owners in a manner that promotes the sustainable 
management of resources.  
 
RLZ-AER5 
The lawful operation of existing rural land-uses, and network utilities are not constrained by the 
introduction of new rural-residential land-uses in the locality. 
 
RLZ-AER6 
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Buildings and structures are set back from waterways a sufficient distance to avoid natural hazards 
and modification of waterways and riparian margins, to preserve natural character and to give effect 
to the Vision and Strategy for the Waikato River. 
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ATTACHMENT 2 – POUAKANI CORRESPONDENCE 

 

  



 

 

 

 

 

 

Craig Ahipene 

Chairperson 

Pouākani Trust 

 

Louise Feathers 

Director 

Feathers Planning 

 

RE: Wairarapa Moana Incorporated Submission to 1861 Ōngaroto Rd Development. 

 

Kia ora Louise, 

 

I hope this letter finds you well. Please receive this letter as our statement of support for 

Wairarapa Moana Incorporated (WMI) submission on the 1861 Ōngāroto Rd development. 

 

Our support derives from Pouākani’s traditional and contemporary whakapapa links and 

shared interests with WMI. On this basis, attend the hui scheduled for Tuesday 5 September 

onsite. 

 

Notwithstanding our support for WMI’s submission, Pouākani Trust in its own right has 

supported the proposed development on the basis that there is tangible and direct benefit 

forthcoming to the Pouākani People. Pouākani Trust would like to explore what the benefits 

could look like and feel it would be a great opportunity to discuss this with WMI and 

yourselves on 5 September.  

We look forward to seeing you all on the day. 

 

Ngā mihi, 

 

 
 

Nā Craig Ahipene 

Chair, Pouākani Trust 
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ATTACHMENT 3 – FENZ COMMENTS 

  



From: Burgess, Luke
To: Louise Feathers
Cc: Jonathan Quigley | Precision Built
Subject: RE: Whakamaru and Surrounds query
Date: Thursday, 3 July 2025 12:12:25 pm
Attachments: ~WRD0001.jpg
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Hi Louise,
 
I have spoken with the Group Manager of the area in question. The Group Manager is
responsible for the operational response in the area they manage.
The manager and I are both of the opinion that this would not have an adverse effect on the
emergency response in this area.
 
Happy to discuss further if you require. Please find my contact details on the signature
block below.
 
Kind Regards
 
Luke
 
 
Luke Burgess (he/him)
Community Risk Manager
Kaiwhakahaere Morea Hapori
Nga Tai Ki Te Puku
Bay of Plenty
Mobile:    +64  (0) 27 310 5764
Email:      luke.burgess@fireandemergency.nz
Web:        www.fireandemergency.nz

 
WE DO THE RIGHT THING – KIA TIKA │ WE SERVE AND SUPPORT - MANAAKITANGA │ WE ARE BETTER TOGETHER -
WHANAUNGATANGA │WE STRIVE TO IMPROVE – AUAHATANGA

 
Note: This e-mail and any files transmitted with it are confidential and may be protected by legal privilege. If you are not the intended
recipient or the person responsible for delivering to the intended recipient, please notify the sender and then delete this message, you
must not use, disclose, copy or distribute this message or the information in it.
NOTE: The views expressed in this message may not necessarily reflect those of Fire and Emergency New Zealand
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You don't often get email from louise@feathers.co.nz. Learn why this is important

 
From: Louise Feathers <louise@feathers.co.nz> 
Sent: Tuesday, 1 July 2025 4:04 pm
To: Burgess, Luke <Luke.Burgess@fireandemergency.nz>
Cc: Jonathan Quigley | Precision Built <jonathan@precisionbuilt.co.nz>
Subject: FW: Whakamaru and Surrounds query

 

Hi Luke
 
Zach has given me your contact details as the person most likely to assist me in my query – see intro
below.
 
I am working on a proposed zone change at Lake Whakamaru, to rezone 31ha on the shore of Lake
Whakamaru from Rural to Rural-Lifestyle, enabling around 60-66 dwellings to be created over time.  It is
expected that around half wud be holiday houses and half would be full time residents.
The application to rezone has been notified and we received some objections, briefly saying that the
additional housing wud put extra pressure on emergency services, which are already under strain.  None
of the submissions really gave any detail, rather they were all broadbrush.  Regardless, this is a real issue,
so I’m reaching out to you to better understand the situation with regards to the strains on FENZ in this
area, and what FENZ’s overall comments are on the proposal.
 
Feel free to email, or we can chat on the phone, or have an online discussion.  I’m open to however /
whichever method of comms is easiest for you.
 
I have cc’d in the Applicant (my client) – Jonathan Quigley, whom I’m sure would b interested in being
included in discussions.
 
Many thanks and I look forward to hearing from you.
 
Louise
 
Louise Feathers BREP (hons), MNZPI
Director
Louise Feathers Planning Limited T/A

 
A
M
P  

Level 5, 169 London Street, Hamilton
PO Box 1462, Hamilton
0224444082

 

www.feathers.co.nz
 

 

     

 
 

From: Jeffries, Zach <Zach.Jeffries@fireandemergency.nz> 
Sent: Tuesday, 1 July 2025 8:49 am
To: Louise Feathers <louise@feathers.co.nz>
Subject: RE: Whakamaru and Surrounds query

 
Hi Louise
 
Sounds like a great project for the area, I would say Luke burgers would be the best contact

https://aka.ms/LearnAboutSenderIdentification
https://www.google.co.nz/maps/place/14+Garden+Place,+Hamilton+Central,+Hamilton+3204/@-37.7875459,175.2794218,17z/data=!3m1!4b1!4m5!3m4!1s0x6d6d18a5383463a7:0x2c7b6287a0348d98!8m2!3d-37.7875459!4d175.2816158
tel://072821042/
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luke.burgess@fireandemergency.nz  and 027 3105764
 
Regards
 
Zach Jeffries
Region Property Coordinator
Ngā tai ki te Puku Region
25 Ke Ahi Rise, Tauriko, Tauranga
 

 
Mobile:  027 703 9631
Email:   Zach.Jeffries@fireandemergency.nz
 
From: Louise Feathers <louise@feathers.co.nz> 
Sent: Monday, 30 June 2025 8:22 am
To: Jeffries, Zach <Zach.Jeffries@fireandemergency.nz>
Subject: Whakamaru and Surrounds query

 
Hi Zach,
I hope you don’t mind a random query!
I am working on a project at Lake Whakamaru to rezone some Rural land to Lifestyle, resulting in approx.
60 new houses over a long period of time.  Neighbours have raised concerns regarding added stress on
emergency services.
 
Can you please put me in touch with the right person to talk to at FENZ about this concern so I can
understand how the Applicant may assist?
 
Many thanks
Louise
 
Louise Feathers BREP (hons), MNZPI
Director
Louise Feathers Planning Limited T/A

 
A
M
P  

Level 5, 169 London Street, Hamilton
PO Box 1462, Hamilton
0224444082

 

www.feathers.co.nz
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--------------------------------------------------------------------------------------------------------------------
Notice:  This email and any attachments may contain information that may be subject to an obligation of confidence or the subject of
legal privilege. 
If you received it in error: 
        1. Please let us know immediately by return email and then delete the email and your reply.  
        2. You must not use, copy or disclose any of the information contained in this email. 
There is no warranty that this email is error or virus free.
If this is a private communication, it does not represent the views of the organisation.
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        1. Please let us know immediately by return email and then delete the email and your reply.  
        2. You must not use, copy or disclose any of the information contained in this email. 
There is no warranty that this email is error or virus free.
If this is a private communication, it does not represent the views of the organisation.
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From: Ross Clarke
To: Louise Feathers
Cc: Jonathan Quigley | Precision Built
Subject: RE: [EXTERNAL] Whakamaru and surrounds query
Date: Monday, 7 July 2025 12:00:36 pm
Attachments: image004.png
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Good morning Louise and Jonathan,
 
I’m happy to assist in any way I can.
 
Mangakino’s medical response is currently provided by a dedicated volunteer First
Response Unit. As is the case in many rural communities across New Zealand, sustaining
a reliable and growing volunteer base is challenging. Our team is small but highly
committed, and they do an outstanding job in making themselves available for callouts.
 
We supplement their efforts with a paid ambulance resource from either Tokoroa or
Putāruru. For higher-acuity incidents, the local volunteer FENZ team often responds as
well to provide additional support.
 
Volunteer recruitment in Mangakino is limited by the size of the local population. It's
difficult to predict whether an increase in housing will result in greater demand for our
services, or conversely, whether it could expand our pool of capable and willing
volunteers.
 
Personally, I don’t believe that the proposed increase in housing, by the numbers you
mention, would significantly impact our current ability to respond.
 
Please don’t hesitate to get in touch if I can be of further help.
 
Kind regards,
 
Ross Clarke
 
Ross Clarke
District Operations Manager I Waikato District
St John Ambulance New Zealand I Hato Hone Waka Manaaki Aotearoa
 
T 07 571 7653 I 027 452 1307
63-65 Seddon Rd I Hamilton I New Zealand
Private bag 3215 I Hamilton I New Zealand
ross.clarke@stjohn.org.nz

 
From: Louise Feathers <louise@feathers.co.nz> 
Sent: Thursday, 3 July 2025 9:02 pm
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You don't often get email from louise@feathers.co.nz. Learn why this is important

To: Ross Clarke <ross.clarke@stjohn.org.nz>
Cc: Jonathan Quigley | Precision Built <jonathan@precisionbuilt.co.nz>
Subject: FW: [EXTERNAL] Whakamaru and surrounds query

 

Hi Ross
 
Suzanne has kindly given me your contact details as the person most likely to assist me in my query –
see intro below.
 
I am working on a proposed zone change at Lake Whakamaru, to rezone 31ha on the shore of Lake
Whakamaru from Rural to Rural-Lifestyle, enabling around 60-66 dwellings to be created over time.  It is
expected that around half would be holiday houses and half would be full time residents.
The application to rezone has been notified and we received some objections, briefly saying that the
additional housing wud put extra pressure on emergency services, which are already under strain.  None
of the submissions really gave any detail, rather they were all broadbrush.  Regardless, this is a real issue,
so I’m reaching out to you to better understand the situation with regards to the strains on St John in
this area, and what St John’s overall comments are on the proposal.
 
Feel free to email, or we can chat on the phone, or have an online discussion.  I’m open to however /
whichever method of comms is easiest for you.
 
I have cc’d in the Applicant (my client) – Jonathan Quigley, whom I’m sure would be interested in being
included in discussions.
 
Many thanks and I look forward to hearing from you.
 
Louise
 
Louise Feathers BREP (hons), MNZPI
Director
Louise Feathers Planning Limited T/A

 
A
M
P  

Level 5, 169 London Street, Hamilton
PO Box 1462, Hamilton
0224444082

 

www.feathers.co.nz
 

 

     

 
 

From: Suzanne Price <suzanne.price@stjohn.org.nz> 
Sent: Thursday, 3 July 2025 11:23 am
To: Louise Feathers <louise@feathers.co.nz>
Subject: RE: [EXTERNAL] Whakamaru and surrounds query

 
Hi Louise
 
The best person to talk to is Ross Clarke who is the District Operations Manager for that
area.
 
I have spoken to Ross and explained what the situation is you need to address and he is
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happy to be contacted.
 
His contact details are:
 
Mobile 027 452 1307
Email    ross.clarke@stjon.org.nz
 
 
Kind regards
 
Suzanne Price
National Property Development Manager
Hato Hone St John | Aotearoa New Zealand
 
T +64 3 353 7110 x 3521 | M +64 27 210 9481
E suzanne.price@stjohn.org.nz
PO Box 1443 I Christchurch 8140 I New Zealand
www.stjohn.org.nz
Please consider the environment before printing this email
 
 

 

 
From: Louise Feathers <louise@feathers.co.nz> 
Sent: Monday, 30 June 2025 8:25 am
To: Suzanne Price <suzanne.price@stjohn.org.nz>
Subject: [EXTERNAL] Whakamaru and surrounds query

 
Good morning Suzanne,
I hope all is well with you.
 
I have a random query – hope that’s OK!
 
I am working on a project at Lake Whakamaru to rezone some Rural land to Lifestyle, resulting in approx.
60 new houses over a long period of time.  Neighbours have raised concerns regarding added stress on
emergency services.
 
Can you please put me in touch with the right person to talk to at St John Hato Hone about this concern
so I can understand how the Applicant may assist?
 
Many thanks
Louise
 
 
Louise Feathers BREP (hons), MNZPI
Director
Louise Feathers Planning Limited T/A

 
A
M
P  

Level 5, 169 London Street, Hamilton
PO Box 1462, Hamilton
0224444082

 

www.feathers.co.nz
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