Hamilton City Council

s 9(2)(a)

16 December 2025
To: s 9(2)(a)

CC: s9(2)(@) |, Waikato Regional Council
s 9(2)(a) , Waipa District Council
s 9(2)(a) , New Zealand Transport Agency

Dear Fraser,
Re: Statement of Facts in relation to SL1 - Houchens Fast Track Referral Application

Thank you for meeting with Hamilton City Council (HCC) and its Future Proof Partners (FPP)
(Waipa District Council, Waikato Regional Council, and New Zealand Transport Agency Waka
Kotahi) on 4™ December 2025 to discuss your Fast-track Referral Application for SL1 Houchens.
Attached are the minutes of this meeting (Attachment 1). This letter and attachment confirm that
you have undertaken engagement and consultation with Hamilton City Council (HCC), Waipa
District Council and Waikato Regional Council as a “relevant local authority” under section
11(1)(a) of the Fast-track Approvals Act 2024. We note that this is a continuation of your
preliminary engagement with us and if you are successful in your referral application, we ask that
you work closely with all Councils on all matters related to this development proposal. In
preparing this letter we have engaged with Waipa District Council, Waikato Regional Council and
NZTA Waka Kotahi to provide you with an integrated response.

The wider Southern Links area, of which the ‘SL1 - Houchens’ area forms a part is currently located
within Waipa District Council (and Waipa’s CCO ‘Waikato Waters Done Well’). There is agreement
in principle for a Strategic Boundary Agreement (SBA) to transfer the wider Southern Links area,
using the proposed route of the Southern Links Expressway as a new boundary line, from the
territorial authority of Waipa to Hamilton City. This includes the Houchens part of SL1, although
it is noted a small portion of the SL1 — Houchens site lies south of the proposed expressway and
is not covered by the SBA.

We note that HCC and Waikato District Council have agreed to the establishment of an asset
owning joint waters company (CCO), IAWAI. This joint waters company will be involved in future
discussions about SL1 - Houchen:s.

We record the following in relation to the referral application for the subject area:

1. Hamilton City Council considers that the SL1 Houchens development, including strategic
infrastructure, integrated with the wider SL1 Growth cell area and the proposed Southern
Links Road of National Significance to prevent piecemeal development.

2. The proposed SL1 Houchens referral area contains a mix of land uses and adjoins both State
Highway 3 and the proposed Southern Links Road of National Significance. Masterplanning



of the SL1 Houchens area should be undertaken alongside the masterplanning of the wider
‘SL1 Growth Cell area’ given its importance as a strategic greenfield development on the
fringe of Hamilton City.

Transport considerations

SL1 Houchens is well-located to integrate into the existing transport network and expand the
existing urban environment. Traffic modelling will be essential to assess capacity, safety, and
integration with existing roads to ensuring the transport network supports a well-functioning
urban environment. The Access Hamilton Strategy envisions ‘our transport network enable
everyone to connect to people and places in safe, accessible and smart ways’, it is important
that new residential developments reflect this strategy.

As part of the development, upgrades to the existing network will be required, modelling will
provide understanding on what upgrades are needed for a staged approach. There are
concerns regarding network capacity, vehicle access, and traffic impacts for traffic turning to
and from SH3 Ohaupo road. More understanding is needed on infrastructure and roading
timings in relation to the proposed staging, including how SL1 Houchens will connect with
the northern SL1 areas and the other adjoining land areas within the strategic boundary
agreement.

The proposed site lies adjacent to the Hamilton Southern Links (HSL) Designation. Hamilton
Southern Links is identified as a Roads of National Significance (RoNS) in the GPS Land
Transport. The Board of NZTA Waka Kotahi has endorsed the Investment Case for HSL and
funding has been made available for pre implementation activities, which are currently being
progressed by the project team. This work includes finalising details of connectivity between
the western part of the RoNS corridor and the local road network.

Hamilton Southern Links is also a Listed Project in Scheduled 2 of the Fast Track Approvals Act
2024.

The SL1 Houchens applicant will need to work with NZTA to confirm any potential effects on
the State Highway network, including the Designated HSL, and agree appropriate mitigation.

The Hamilton-Waikato Metro Spatial Plan (MSP) Transport Programme Business Case has
been endorsed by Future Proof partners and NZTA Board. This sets the strategic direction for
the transport system in line with the Future Development Strategy's Transformational Move
for Transport: A comprehensive and fundamental evolution of our transport system.

Three-waters considerations

Water Supply and Wastewater

Servicing of the SL1 Houchens area is not currently plannedaipaa District Council. Integration
with HCC’s (IAWAI from July 2026) infrastructure should be explored, an additional water
reservoir will be required noting that HCC also requires a third reservoir to be constructed to
supply the Peacocke development. It is recommended to locate bulk feeder (water) and
collection (wastewater) mains in the Spine Road and to build early to connect right through
to the Mexted/SL1 residential block. There is no wastewater capacity in the area, a combined
solution with the SL1 residential area is recommended in the short term. The long-term



solution is the Southern Wastewater treatment plant which is yet to be consented.

Stormwater

Stormwater management needs to be demonstratedin any substantive application,
particularly how management within the subject area is integrated with the wider
surrounding area including the northern aspect of SL1 and ensuring development does not
result in any adverse downstream issues. The Mangakotukutuku ICMP is in late stages of
development. Design assumptions and attenuation requirements for proposed on site water
bodies need to be assessed to ensure there is alignment with the ICMP. Houses have been
close to having floor levels flooded in the area previously, sub-catchment outlet culverts may
not be large enough.

The proposal outlines an integrated Stormwater approach; however, the southernmost
stormwater basin sits outside of the strategic boundary area and is severed by and
potentially made land locked depending on connectivity to the Southern Links designation.
The application must address this area in detail with regards to the catchment analysis it
looks to provide for, how access is maintained both short and long term (when the SL
highway is not built and when it is) and who is the responsible long term asset owner.

Land Use

Land use and associated infrastructure will need to be incorporated into the wider SL1
growth cell masterplan to avoid piecemeal development of the SL1 growth cell and not
frustrate the coordinated development of the wider area The masterplan must show
integration with the adjacent non fast track areas within the Southern Links area, the existing
adjacent suburbs and the Peacocke Greenfield Growth area directly to the east of the site.
The plans provided show a significant shortfall in parks and open space provision and does
not provide any information on social infrastructure for the proposed residential community.
Esplanade reserves will need to be provided for the waterbodies. Planning for future internal
Public Transport related services within reasonable walking distance needs to be
undertaken, and should take into account how this will integrate with the MSP Transport
Programme including the proposed Bus Rapid Transit (BRT) network.

Urban Design

Design of the urban area should reflect core design principles to ensure the quality of new
neighbourhoods and subdivisions. The design of the urban area should build on core design
principles to deliver high-quality neighbourhoods and subdivisions. The separation of
industrial area from residential through the central spine road is supported but it is unclear
what best practice has been applied. Planting and open space as a buffer should be provided
between the industrial and residential areas. The general land use arrangement is supported,
industrial land is strategically positioned adjacent to the southern links corridor to optimise
potential access opportunity and serve as a buffer between residential areas and higher -
traffic transport corridors. The density pattern is also supported, higher density housing is
focused in flatter areas close to key amenities, with larger lots positioned on the steeper
northern edges. It is however, unclear how the indicative location of higher density
development will support access to frequent PT routes along SH3 Ohaupo Rd.



The masterplan adopts a mixed block orientation, alignment with north-south has not been
consistently applied. Following the topography is a core principle to help ensure sustainable
road design, roads should generally run parallel to the contours of a slope in steep terrain to
minimise environmental impact, reduce construction costs and enhance ground stability.
This principle has not been followed in the proposed designs. Lot sizes vary however, some
lot sizes proposed to be higher density are extremely narrow measuring 5.5m in width
fronting the road corridor. A comprehensive approach is needed including sample designs to
demonstrate liveable floor plans can be built. Detail regarding road cross sections and
general subdivision design guidance such as landscaping and street trees are missing from
the proposal.

7. Ecology

Ecological impact and management need to be demonstrated in any substantive application.
There is an extensive drainage network, most low-lying areas have been modified/drained
by exotic flora (broom, gorse, woolly nightshade etc). The northern wetland area has recently
been modified and retains a mixed stand of eucalyptus with some exotic conifers, poplars
and occasional tree ferns. The mixed exotic vegetation area, and grass along drainage
channels and adjacent to the drained wetlands may provide habitat for copper skinks and
possibly foraging habitat for avifauna.

Bats were recorded on the site in 2019, due to the proximity to the Peacocke development
ecological reports and assessments will be required to address bat habitats. There has been
some recent removal of trees from site.

8. Geotechnical

It is understood there are significant deposits of peat at various depths within the subject
area. An appropriate response will need to be demonstrated in any substantive application.
The peat soil and extent of earthworks is also a concern for the construction of the Southern
Links expressway eg, will there be excess quantities of engineered fill to be imported and
what can be done to cut waste material? Some of the site has a Land Use Capability Class 2
so the NSP-HPL is relevant and will need to be assessed. There is a high probability of acid
sulphate soils on part of the site.

We note that the SL1 - Houchens site is located outside of the HCC territorial control and sits in
Waipa DC. As per the Fast Track Approvals Act, Waipa DC is the “relevant local authority”. As HCC
is not considered a relevant local authority under the FTAA, it is understood the applicant intends
to enter into a legal agreement with HCC and its partners for the recovery of all reasonable costs.

This letter is a summarised statement of facts applying to the proposal. It does not constitute a
letter of support and should not be used to predetermine outcomes of interaction. It is intended
instead to help fully inform any potential approval of the SL1 — Houchens referral application,
indicates the high degree of interaction taken thus far and Council’s commitment to further
interaction.

HCC wishes to record its appreciation of the applicant’s willingness to engage and consult in
relation to its Fast-track Referral Application. We ask that this engagement continue, and that
HCC and the other Future Proof partners be recognised as key stakeholders in this process.



Yours sincerely,

Unit Director - Urban and Spatial Planning Unit
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