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To develop and review strategies, policies, plans and bylaws to advance the strategic direction of Council
and its communities.

To ensure an integrated approach to land development (including land for housing), land use and
transportation to enable, support and shape sustainable, vibrant and safe communities.

To ensure there is sufficient and appropriate housing supply and choice in existing and new urban areas
to meet current and future needs.

Development and review of bylaws in accordance with legislation including determination of the nature
and extent of community engagement approaches to be employed.

Development, review and approval of strategies and plans in accordance with legislation including
determination of the nature and extent of community engagement approaches to be employed.

Subject to compliance with legislation and the Long Term Plan, to resolve all matters of strategic policy
outside of the Long Term Plan process which does not require, under the Local Government Act 2002, a
resolution of Council.

Development of District Plan changes up to the point of public notification under the Resource
Management Act 1991.

Development of the Future Development Strategy and urban settlement plan.

Consider and approve changes to service delivery arrangements arising from service delivery reviews
required under the Local Government Act 2002 (provided that where a service delivery proposal requires
an amendment to the Long Term Plan, it shall thereafter be progressed by the Annual Plan and Long
Term Plan Committee).

To report to Council on financial implications of policies and recommend any changes or variations to
allocated budgets.

Listen to and receive the presentation of views by people and engage in spoken interaction with people
pursuant to section 83(1)(d) of the Local Government Act 2002 in relation to any processes Council
undertakes to consult on under the special consultative procedure as required by the Local Government
Act 2002 or any other Act.
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e Oversee the development of strategies relating to sub-regional parks and sub-regional community
facilities for the enhancement of the social and cultural wellbeing of the Western Bay of Plenty District
communities, for recommendation to Tauranga City Council and Western Bay of Plenty District Council.

e  Develop the draft Statement of Intent for any Council Council-Controlled organisation (CCO) and review,
assess and make recommendations to Council on any modifications to CCO or other entities’ accountability
documents (i.e. Letter of Expectation, Statement of Intent) or governance arrangements.

e Approve Council submissions to central government, councils and other organisations, including
submissions on proposed plan changes or policy statements.

e Receive and make decisions and recommendations to Council and its Committees, as appropriate, on
reports, recommendations and minutes of the following:

- SmartGrowth Leadership Group
- Regional Land Transport Committee
- Any other Joint Committee, Forum or Working Group, as directed by Council.

e Receive and make decisions on, as appropriate, any matters of a policy or planning nature from the

following:

- Waihi Beach, Katikati, Omokoroa, Te Puke and Maketu Community Boards,
- Maketu-Te Puke Ward Forum

- Kaimai Community Ward Forum

- Katikati- Waihi Beach Ward Forum

e To make all decisions necessary to fulfil the role and scope of the Committee subject to the limitations
imposed.

e To Council and/or any Committee as it deems appropriate.

¢ The Committee may delegate any of its functions, duties or powers to a subcommittee, working group or
other subordinate decision-making body subject to the restrictions within its delegations and provided
that any such sub-delegation includes a statement of purpose and specification of task.
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Council Chambers, Barkes Corner, Tauranga on:

Notice is hereby given that a Policy Committee Meeting will be held in the

Tuesday, 19 October 2021 at On conclusion of the Council meeting starting

at 9.30am

Order Of Business
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9.1 Notification of Private Plan Changes - Te Puna Springs and Washer Road

BUSINESS PalK ... e et e e e e e e e e e
9.2 Draft Waste Management and Minimisation Bylaw.............ccccooooiiiiiiiiiinnneeenn,
9.3 Adoption of the Draft Local Alcohol Policy for Public Consultation...................
9.4 Adoption of the Draft Alcohol Control Bylaw for Public Consultation................

9.5 Western Bay of Plenty District Council Submission - Changes to Maori Ward

and CONSHIUENCY PrOCESSES ......ccuviiiiiiiieeeii ettt e e e e e e

INFOrMation fOr RECEIPT....uui e e e
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1 PRESENT

2 IN ATTENDANCE

3 APOLOGIES

4 CONSIDERATION OF LATE ITEMS
5 DECLARATIONS OF INTEREST

Members are reminded of the need to be vigilant and to stand aside from decision making
when a conflict arises between their role as an elected representative and any private or
other external interest that they may have.

6 PUBLIC EXCLUDED ITEMS
7 PUBLIC FORUM

A period of up to 30 minutes is set aside for a public forum. Members of the public may
attend to address the Board for up to five minutes on items that fall within the delegations
of the Board provided the matters are not subject to legal proceedings, or to a process
providing for the hearing of submissions. Speakers may be questioned through the
Chairperson by members, but questions must be confined to obtaining information or
clarification on matters raised by the speaker. The Chairperson has discretion in regard to
time extensions.

Such presentations do not form part of the formal business of the meeting, a brief record
will be kept of matters raised during any public forum section of the meeting with matters
for action to be referred through the customer contact centre request system, while those
requiring further investigation will be referred to the Chief Executive.

8 PRESENTATIONS
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9 REPORTS

9.1 NOTIFICATION OF PRIVATE PLAN CHANGES - TE PUNA SPRINGS AND WASHER
ROAD BUSINESS PARK

File Number: A4336531
Author: Anna Price, Senior Consents Planner
Authoriser: Rachael Davie, Group Manager Policy Planning And Regulatory Services

EXECUTIVE SUMMARY

1.  The purpose of this report is to provide a summary of two Private Plan Change applications
received by Western Bay of Plenty District Council, for the information of the Policy Committee.

2. Council’'s Resource Management Manager has delegation to approve these Private Plan
Changes for public notification and they will be notified in accordance with the Resource
Management Act 1991.

3. Private Plan Change XX Te Puna Springs — provides for the expansion to the existing
commercial zoned land at Te Puna, and Private Plan Change YY Washer Road Business
Park— expands the existing industrial zoned land at Washer Road, Te Puke.

RECOMMENDATION

1. That the Senior Consents Planner’s report dated 27 September 2021, titled ‘Notification of
Private Plan Changes — Te Puna Springs and Washer Road Business Park’ be received and
the information noted.

BACKGROUND

4.  Proposed Plan Change XX Te Puna Springs and Proposed Plan Change YY Washer Road
Business Park are private plan changes. The Resource Management Act First Schedule Part
2, clause 25 provides that the Council may (RMA sub-clauses):

(2)(a) Adopt the request if it were Council’s own plan change.
(2)(b) Accept the request, in whole or in part, and proceed to notify it.
3) Deal with the request as if it were an application for a resource consent.
(4) Reject the request on the grounds that:
(a) ltis frivolous or vexatious.
(b) The matter has been considered in the last two years.
(c) Itis notin accordance with sound resource management practice.
(d) It would make the District Plan inconsistent with RMA Part 5.
(e) The District Plan has been operative for less than two years.

5.  The only options that Council has with the two proposed plan changes is to either adopt them
as Council’'s own plan changes (2a) or accept them (2b) and proceed to process them in
accordance with the Act. The others are not applicable or appropriate.

6.  Council’s practice with such requests is that they are accepted (2b) on the basis that this places
Council in a neutral position in the submission and hearing process. Where they coincide with
other plan changes that Council is processing the applicant covers the cost of the preparation
of the plan change, Council covers the cost of processing. This may be the case dependent
on the timing of notification on Plan Change 93. The applicant has to support the plan change
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through the hearings process, and there is the proviso that the applicant may be called on to
cover the cost of any technical evidence required by Council for the hearing. See the attached
Section 32 Reports for more details on the Proposed Private Plan Changes.

The applicants will be presenting their proposals to the Committee at the Public Session at the
start of the meeting. See the attached Section 32 Reports for more details on the Proposed
Private Plan Changes.

SIGNIFICANCE AND ENGAGEMENT

8.

10.

The Local Government Act 2002 requires a formal assessment of the significance of matters
and decisions in this report against Council’s Significance and Engagement Policy. In making
this formal assessment there is no intention to assess the importance of this item to individuals,
groups, or agencies within the community and it is acknowledged that all reports have a high
degree of importance to those affected by Council decisions.

The Policy requires Council and its communities to identify the degree of significance attached
to particular issues, proposals, assets, decisions, and activities.

In terms of the Significance and Engagement Policy this decision is considered to be of
medium significance because of the following reasons:

° The notification of the Proposed Plan Changes will be done in accordance with the
Resource Management Act. The Section 32 Report of each Proposed Plan Change also
provides information of the community engagement that has been undertaken to date.

ENGAGEMENT, CONSULTATION AND COMMUNICATION

Interested/Affected Parties

Completed/Planned Engagement/Consultation/Communication

Affected Landowners

Will be notified as per the Resource Management Act. Also see the
individual Section 32 reports on consultation that have been undertaken
per individual plan change. Once notified, all Plan Changes will follow the
Resource Management Act requirements for submissions and further
submissions.

Tangata Whenua

As per above

General Public

As per above

ISSUES AND OPTIONS ASSESSMENT

11. Resource Management Manager accepts the requests to notify Proposed Private Plan
Changes XX and YY based on Option A below.
Option A
Accepts Proposed Private Plan Changes XX and YY for notification
Assessment of option for | The main purpose for the Proposed Private Plan Change XX — Te Puna
advantages and Springs is to make provision for a larger commercial area at the Te Puna
disadvantages taking a existing commercial area and remove the split zoning of
sustainable approach rural/commercial across the site. Private Plan Change YY creates
additional industrial land for Te Puke which is in short supply.
Costs (including present The applicants have covered the costs to develop the Proposed Plan
and future costs, direct, Changes. Council may cover the processing costs, but will request the
indirect and contingent applicants to cover the costs of any technical evidence required.
costs) and cost Will enable the expansion of the Te Puna commercial zone, and the Te
effectiveness for Puke Industrial Zone which will have significant benefits to the
hou§eholds and surrounding area and District.
businesses
Iltem 9.1 Page 7
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Other implications

N/A

STATUTORY COMPLIANCE

12. The proposed Plan Changes have been prepared in accordance with Section 32 of the
Resource Management Act.

FUNDING/BUDGET IMPLICATIONS

Budget Funding Information

Relevant Detail

Operational Budget

Staff time plus consultant assistance.

ATTACHMENTS

1.  Te Puna Springs - Private Plan Change Application § &

2. Washer Road Business Park - Private Plan Change Application § &

Item 9.1
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1 Introduction

This is a private plan change request by Te Puna Springs Estate Limited (“Te Puna Springs”) to change
parts of the Western Bay of Plenty District Plan (“District Plan”) pursuant to Section 73(2) and Part 2 clauses
21(1) and 22 of the First Schedule to the Resource Management Act 1991 (the “RMA”).

This request relates to the rezoning of the land at 23 Te Puna Road, Tauranga. The request seeks to have
approximately 5.93 hectares of land on the western side of Te Puna Road rezoned from the current partial
Rural, and partial Commercial zoning to a to a new scheduled site provision within the Commercial Zone,
which is proposed to be titled as the “Te Puna Springs”. The aim of this scheduled site is to enable a
comprehensive plan for the subject site including enabling development of a new community hall, village
green and pond, allowing for better utilisation of the land for commercial development (of a rural trade
nature) and avoiding piecemeal proposals which may result in reverse sensitivity arising, in accordance with
existing District Plan rules, proposed site-specific rules, and a Structure Plan.

The changes sought to the District Plan are detailed in Section 5 of this document “Schedule of Proposed
Amendments”.

Section 74 of the RMA requires that the Council, when changing its Plan, have regard to, among other
things, the provisions of Part 2 of the RMA, its functions under Section 31 and its duties under Section 32.
This report is separated into the following parts:

Part A: Plan Change Request
Part B: Section 32 Analysis

Together with the supporting documentation, this report contains the required information to enable council
to make a determination on the Plan Change Request.

Project number 251282 File 251282-0000-REP-NN-0001 - Plan Change_Final.docx, 2021-05-17 Revision 0 @ 6
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2 Part A: Plan Change Request

2.1 Site Location

The subject site comprises approximately 5.93 hectares of land located on the northern side of State
Highway 2 (SH 2) at Te Puna, bound in part by SH 2, Te Puna Road and the existing BP Service Station,
Four Square and offices located off the sliplane off SH 2.

The subject site is identified on the location plan in Figure 1. The applicant is the owner and occupier of most
of the land included within the subject site of this private plan change request. There is a parcel of land
captured within the subject site which is owned by Western Bay of Plenty District Council (shown in green
outline below). Western Bay of Plenty District Council purchased this land in 2018 for the purpose of locating
a new hall.

Council
owned land

Figure 1: Locality Diagram

Project number 251282 File 251282-0000-REP-NN-0001 - Plan Change_Final.docx, 2021-05-17 Revision0 @ 7
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The site owned by the applicant is legally described as Section 11 Survey Office Plan 491908 and Section 2
Survey Office Plan 529511 each being in fee simple land tenure. The site owned by Western Bay of Plenty
District Council is legally described as Section 1 Survey Office Plan 529511. There are no interests
registered on the titles that restrict the proposed rezoning from taking place. A copy of the titles is included
as Appendix A.

The site is located approximately 10km west of Tauranga city centre, and approximately 4km west of
Bethlehem town centre. The immediate surroundings of the subject site are split up by each of the ‘four
corners’ which are separated by the intersection of SH 2 and Te Puna Road / Minden Road.

Firstly, the north-west corner of the intersection is where the subject site is situated. At present, the subject
site is only utilised in the northern section by Supermac Group, who design and build prefabricated buildings.
This section of the subject site is currently used for the storage of ‘Modcom Portable Buildings’ in association
with SuperMac Group’s business operations. No Modcom buildings are currently built on this site. The only
current access to the site is from the western side of Te Puna Road and into the Modcom storage area.
There are two neighbouring kiwifruit orchards, one to the north (Okaro Orchard) and one to the west (648 SH
2 Orchard). In the section of land adjacent to SH 2 (closest to the intersection), there is a Four Square
supermarket, a BP service station and an office.

The north-east corner of the intersection has two main land owners, namely DMS and Zariba. Zariba owns
the land closest to the intersection where there is Nourish Café and some offices and light industrial uses
(including Federation Homes). North of the Zariba land is the DMS Te Puna site. DMS is a large food and
beverage exporter and the use of this piece of land is characterised by large industrial style buildings utilised
by DMS. Beyond these two land owners in this corner there are some more kiwifruit orchards and rural
residential dwellings / lifestyle blocks.

The south-east corner of the intersection has one main land owner, Paul Williams. There is a Farmlands
building located in the land closest to the intersection. There is also a mix of other activities in this corner,
including the Te Puna Tavern, offices including WaterForce Tauranga, Te Puna Vets and Advanced Housing
Systems, Te Puna Deli and a rural residential homestead.

The south-west corner of the intersection has a 4-star hotel, Accommodation Te Puna, located in the land
closest to the intersection. Beyond that there is a mix of residential dwellings of varying densities, with the
land further from the intersection being larger rural and rural residential lots and some orchards / permanent
horticulture sites.

The subject site is generally of flat contour (although it rises towards the west), compared to the other three
of the ‘four corners’ which all have undulating topography. The elevated nature of SH 2 means that the
subject site is visible to passing motorists, particularly those travelling west towards Katikati. There are no
identified waterways on the site, but there is a small drain through the site which drains to a lower section of
the site in the north-western corner.

The area of commercially zoned land in Te Puna is commonly known as Te Puna Village. It was inserted into
the District Plan in recognition of the activities that existed or were planned at the time of writing. The wider
geography of Te Puna extends around a large area bounded by the harbour, the Wairoa River, the Te Puna
Stream and Te Rangituanehu (Minden ride), including Motuhoa Island. Te Puna has experienced growth
over the past three decades, with the population growing due to numerous rural subdivisions. In 2013 the
population of Te Puna (Te Puna and Minden Area Units) was 6,834 and projected to be 7,385 in 2018. This
equates to 2,954 dwelling units in 2018 and 3,354 dwelling units by 2028. There is a kindergarten located
approximately 400m south of Te Puna Village and Te Puna School is located approximately 2.4km north of
Te Puna Village. There are also various reserves and parks located in the wider vicinity of Te Puna Village,
including L’Anson Reserve, Minden Scenic Reserve, and Te Puna Quarry Park.

The subject site is located at the downstream end of a larger catchment. A few natural open channels exist
on the subject site that discharge into an existing attenuation pond behind an embankment located within the
site boundary.

Project number 251282 File 251282-0000-REP-NN-0001 - Plan Change_Final.docx, 2021-05-17 Revision 0 @ 8
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The subject site is located within an area that is not currently serviced by council reticulated sewer
infrastructure. There are water mains that front the subject site on Te Puna Road and along SH 2.

New Zealand Transport Agency (NZTA) have in recent years completed intersection safety and capacity
improvements to the Te Puna/Minden intersection as part of the SH 2/Minden Road/Te Puna Road
roundabout project. The new intersection north of the roundabout is a four-way intersection, with right turn
bays and a left turn slip lane into the BP service station. There are three commuter and shopper bus routes
available at Te Puna, however, there are currently no formal cycle provisions on road or off road in the
vicinity of the subject site. Local pedestrian facilities have been provided to accommodate people who live on
the southern side of SH 2 to access the commercial area.

According to the Bay of Plenty Maps, there is an unnamed tributary which is located partially within the
subject site and the solil type is identified as Katikati black sandy loam. The subject site is not within a
tsunami evacuation zone. The subject site is also not identified as a HAIL site, although there are several
identified HAIL sites in the surrounding environment at the nearby orchards due to the persistent pesticide
use.

Te Puna Village is currently not connected to the wastewater system, meaning that each site needs to treat
their wastewater with an onsite wastewater treatment system / septic tank.

The Applicant was granted resource consent to establish a boat yard, consisting of a show room and
workshop, and a service station workshop (Supermac) associated with servicing vehicles and plant on the
subject site in December 2016 (Consent Ref: P/1243/42).

The Te Puna hall was previously located on the corner of Te Puna Road and SH 2. This hall was removed
due to the construction of the intersection upgrades by the New Zealand Transport Agency. The proposed
hall location has been identified as being within the Te Puna Springs site, on the western boundary, and a
designation has been approved by Western Bay of Plenty District Council. The designation has subsequently
been appealed by the neighbouring property owner on the basis of potential reverse sensitivity effects.

SH 2, south of the site, is designated in the Western Bay of Plenty District Plan.

Project number 251282 File 251282-0000-REP-NN-0001 - Plan Change_Final.docx, 2021-05-17 Revision 0 @ 9
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3 Explanation of the Plan Change

The purpose of the Plan Change is to:

rezone the subject site from the present Rural and Commercial Zoning to a new “Te Puna Springs”
scheduled site under the Commercial Zone.

to provide for further business activities to service the Te Puna community and to create local commercial
business opportunities.

to establish new definitions as they relate to the new scheduled site.
to establish new Rules and Assessment Criteria for the zoning.

to add Rules and Performance Standards in the District Plan as they relate to the development of the site;
and

to incorporate a new Structure Plan in the District Plan as a guide to the development of the site,
specifically relating to landscaping.

The Applicant has initiated this request for a Plan Change as it is considered that the introduction of a new
scheduled site provision within the Commercial Zone would enable a coordinated and consolidated approach
to the development of the subject site. A scheduled site would enable more specific and appropriate policy
framework to apply to the subject site. In addition, there has not been any review of the Commercial Zone
since the mid 1990’s, which is before Te Puna experienced significant population growth, and the current
Commercial zoning is also written more for commercial areas in Western Bay of Plenty which have a ‘main
street’ which does not fit with the commercial area of Te Puna Village.

An important part of the development of this Plan Change is the dialogue that has been going on between
the local community in Te Puna, the various landowners and businesses and Western Bay of Plenty Council.
In December 2017, the Te Puna Community Plan was published which developed shared goals for the
collective community of Te Puna. This acknowledges the extreme importance of the Te Puna commercial
areas for local resilience. Following on from the release of that document, in mid-2018 elected members
requested that community engagement be undertaken to help understand Te Puna community aspirations
and issues and opportunities for the commercial zone, with the focus being on Te Puna Village (which the
subject site is a part of). Western Bay of Plenty engaged with the Te Puna community in August — November
2018 to understand their expectations for the future of the commercial zone. In November 2018, a
Discussion Paper was produced and released to the public to document this process and its outcomes. This
Discussion Paper provided recognition of the need to comprehensively consider the future of Te Puna
commercial zone.

“The commercial zone for Te Puna was inserted into the District Plan many years ago in recognition of
the activities that existed or were planned at that time. The aim of commercial zones throughout the
District is to provide a vibrant commercial environment that encourages social and cultural interaction
in our communities. The rules are fairly permissive in that retail is retail so there is no consideration for
the implications of different types of commercial activity (e.g. book shop vs a butcher).

For an area like Te Puna, there is no set formula used to determine how much commercial land is
needed. It is a given that a community of this size should have access to a commercial centre to
service the immediate catchment but how big that is and the types of services it provides is largely
driven by land use zones, infrastructure capacity and the market response to community demand.”
(Page 11)

To prepare for this Plan Change, the Applicant has referred to the aspirations of the community and the
Western Bay of Plenty District Council through building on the opportunities for the Te Puna Village, whilst
attempting to reduce or mitigate any issues that were raised. This information was also supplemented by the
two workshops that were held by Western Bay of Plenty and interested stakeholders in early 2019.
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The aim of the Plan Change is to enable a comprehensive plan for the subject site including enabling
development of a new community hall, village green and pond, allowing for better utilisation of the land for
commercial development (of a rural trade nature). The Plan Change will also include features such as
naturalisation of the spring (as a result of pre-application consultation with Pirirakau). The Plan Change
would avoid piecemeal proposals which may result in reverse sensitivity arising, reduce the reliance on the
State Highway network, be in accordance with existing District Plan objectives and policies, which are
supplemented by additional proposed site-specific rules, and a Structure Plan.

In terms of the removal of the Rural Zoning from the subject site, the subject site is not utilised for the
purposes of Rural activity and is unlikely to be in the future given the uneconomic size of the landholding and
the existing commercial zoning of part of the site. It is also considered inappropriate for rural lifestyle blocks
or residential development to occur on the subject site due to the potential for reverse sensitivity effects to
arise, given the close proximity to horticultural land uses.

The Applicant wishes to proceed with a Plan Change for the following reasons:

The current Rural zoning does not allow for future commercial use of the site which the applicant seeks to
achieve;

The proposed rezoning will foster the development of complementary activities to the existing Te Puna
Springs commercial zone;

The proposed rezoning will positively contribute to creating a consolidated, futureproofed commercial hub
for the benefit of the community;

The proposed rezoning will provide certainty of investment as well as assist in long term infrastructure
planning;

The applicant seeks to expand their business on site, and provide leased tenancies for other companies
who wish to locate themselves in Te Puna, and would require a Resource Consent to do so;

The site is not and will not be used in according with the existing Rural zoning in the future due a number
of constraints, including but not limited to, land size which is uneconomic to be utilised for the purposes of
traditional rural activities, and the inappropriate use of the site for residential purposes due to the
proximity to established horticultural uses adjacent to the site.

The applicant is pursuing this Plan Change Request as it considers rezoning the site as proposed would
enable a coordinated and consolidated approach to development in a manner that effectively acknowledges
the Commercial-Rural interface, provides landscaping requirements for visual amenity effects and allows for
controls over the level and form of development available on site. It is considered that this Plan Change
Request would remain consistent with the environmental outcomes anticipated through the objectives,
policies and rules of the District Plan, and accords with the principles of the following statutory and non-
statutory strategies:

Bay of Plenty Regional Policy Statement (2018)

Includes policies in respect of a range of relevant matters such as air quality, integrated resource
management, iwi resource management and urban and rural growth management;

Policy AQ 1A actively discourages locating new sensitive activities near activities that discharge offensive
and objectionable odours, chemical emissions or particulates;

Policy IR 3B aims to adopt an integrated approach to resource management;

Policy IR 4B encourages using consultation in the identification and resolution of resource management
issues;

Policy IW 2B recognises matters of significance to Maori;

Policy MN 4B encourages ecological restoration and rehabilitation;
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Policy UG 7A provides for the expansion of existing business land in certain circumstances;
Policy UG 8B implements high quality urban design principles;
Policy UG 9B aims to ensure coordination or new urban development with infrastructure;

Policy UG 10B requires rezoning for urban development of land to take into account sustainable rates of
land uptake, existing or committed public and private sector investments, sustainable provision and
funding of existing and future infrastructure and efficient use of local authority and central government
financial resources;

Policy UG 12B provides for quality open spaces;
Policy UG 13B promotes the integration of land-use and transport activities;

Policy UG 20B requires that development of rural areas does not compromise or result in reverse
sensitivity effects on rural production activities and the operation of infrastructure;

Policy UG 23B provides for the operation and growth of rural production activities;

Identifies growth areas, however, Te Puna is not included.

Proposed SmartGrowth Future Development Strategy (2018)

A Future Development Strategy is required by the Government for high growth areas such as the western
Bay of Plenty sub-region, and requires alignment between the National Policy Statement on Urban
Development Capacity 2016 and other land use and infrastructure policy;

Identifies that the Bay of Plenty is in a transition phase between previous policy frameworks and moving
forward on an emerging direction;

SmartGrowth proposed desired outcomes include outcomes such as: growing a sustainable economy,
creating an integrated planning and settlement pattern, building communities, sustaining and improving
the environment;

This document acknowledges the importance of the kiwifruit industry to the wider Bay of Plenty regional
economy;

Urban growth is planned to be provided for in two ways: Compact City and New Growth Areas, and Te
Puna is identified as an area to be investigated for possible urban growth areas (long-term);

Te Puna Business Park (located north-east of the subject site) is estimated to be development ready in
2021;

Acknowledges that the delivery of sufficient infrastructure is in “catch up” mode;

Promotes being ready for change, with the emerging technologies in transport, the way we work and the
way we build our homes and places of business;

Following the submission period in 2018, The SmartGrowth Leadership Group are to post updated
documents in 2019.

Pirirakau Hapu Management Plan (2017)
Outlines consultation and engagement process;
The Pirirakau rohe is dominated by several important landscapes and waterscapes, including Te Puna;

Seeks to ensure that they are in participation of all engagement which protects the Rural characteristic of
Te Puna and prevention of urbanisation, with an intent to ensure horticulture and agriculture opportunities
will continue;

Pirirakau seek mitigation of projects to restore and create wetlands;

Pirirakau do not support connections to the Omokoroa Wastewater pipeline unless mitigation of
environmental effects is required,;

Proposes to influence the Te Puna Community Development Plan.
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Te Puna Community Plan (2017)
Result of a community rather than Council driven process;

Notes that it is the present intention of the Te Puna Hall Committee to build a modern Hall, to replace the
structure built in 1922 on the site of the SH 2 roundabout, and to house the memorial plaques of those
who served in the two World Wards;

Te Puna Junction is a commercial area which is extremely important for local resilience (provision of food,
services and resources), but this centre is likely to be affected by the removal of traffic and therefore
customers if the Tauranga Northern Link eventuates;

Construction of the Te Puna West Community Wastewater Scheme in 2017/18 will address issues of
water quality in the Te Puna West area but elsewhere in Te Puna where there are older homes, outdated
septic tanks will require upgrading;

Encourages having a diverse range of work opportunities available locally;

Te Puna to be kept an essentially rural area by limiting industrial and commercial areas to current
locations and focusing on local services.

The details of the proposed change are set out in Section 5 of this report.

As recognised earlier, there has been extensive community and stakeholder engagement relating to the
development of the Te Puna Village in the future. Whilst the focus of this Plan Change is on the subject site
(which is the north-west corner of the Te Puna Village intersection), it is important to recognise that the
proposal of this Plan Change would fit in with the wider Te Puna Village Development Plan which has been
prepared.

The Plan Change would encourage business, cultural and social interaction and create a more central ‘hub’
of activity for the Te Puna Village on the subject site. The extension of the commercial zone over the subject
site is similarly proposed to occur in the south-east corner of Te Puna Village. Various traffic calming,
pedestrian/cycle ways and landscaping techniques are proposed throughout the subject site and the wider
Te Puna Village in order to create a location with improved amenity and promotion of activity. In order to
improve the severance caused by SH 2, a proposed crossing bridge has also been indicated as a possibility
between the north-east and south-east corners of Te Puna Village. These features are in response to the
ideas generated through the community and stakeholder engagement that has occurred over recent years.
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4 District Plan Provisions

4.1 General

Part of the site is zoned Commercial (in pink), with the remainder of the site zoned Rural (in yellow) (shown
in Figure 2). The site is not affected by any natural hazards, or cultural/heritage sites identified on the
Planning Maps. The site is bound on two sides by SH 2, and Te Puna Road.

The land adjacent to the property is zoned Commercial (Four Square and offices and BP Service Station),
Reserve (location of old Te Puna Hall (in green dash)) and the land directly adjacent to the site over Te Puna

Road is zoned Post Harvest Industrial (ITM Building Supplies (in olive green)). There are two designations
within the vicinity of the surrounding environment, D55 referring to a Telecommunication site of Telecom
New Zealand, and D203 referring to SH 2 (NZTA). The relevant planning map U87 from the Western Bay of

Plenty District Plan is also attached as Appendix B.

VY
E

EED)

15E

Figure 2: Operative District Plan map (with subject site identified in purple)

Relevant provisions applying to the site and proposed rezoning are contained in Section 18 (Rural) and

Section 20 (Commercial).
There are no outstanding references to the District Plan that are of relevance to the site or to the provisions

that this Plan Change Request seeks to amend.
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The District Plan identifies the Rural Zone as important to the Western Bay of Plenty District as a
predominantly rural area, with rural production being the primary economic driver of the District. The main
purpose of the Rural Zone and associated provisions is to maintain the zone’s rural amenity and character.
The District Plan recognises that:

“the magnitude of demand for rural living which has resulted in the high degree of rural land
fragmentation through subdivision was not anticipated and the point has now been reached where
the cumulative effects of the large amount of intensified rural development has now become evident.
Many owners of land have also carried out subdivision to secure future development rights (Section
18, page 3).

There are a range of objectives and policies in Chapter 18 of the District Plan which aim to maintain the rural
land resource and provide for primary productive activities, whilst preserving the options for the future use of
land identified in the Bay of Plenty Regional Policy Statement as being required for future urban
development.

The more pertinent rules controlling land use in the Rural Zone can be summarised as follows:

- Minimum allotment area: 40ha
- Structure coverage: no restriction
- Setbacks: Dwellings: 30m

Strategic Road / Designation boundary: 30m
All other buildings/structures: 5m
Side/rear yard: 10m
Front yard: 10m
- Structure height: 9Im

- Screening & Landscaping: Required for solid waste storage and disposal areas

Subdivision of land in the Rural Zone is generally a Discretionary Activity. As the applicant’s site is under six
hectares in size, subdivision under the Rural Production provisions would be a Non- Complying Activity. The
Rural zone applies a 30m front yard to buildings established on site and side yards can be reduced to 10
metres within certain circumstances as outlined in the District Plan.

The District Plan identifies the Commercial Zones are important as they provide “a sense of identity and
belonging to individuals and the community in general”. Objectives for the Commercial Zone in the District
Plan include aiming to create consolidated commercial centres that are vibrant commercial environments
that encourage social and cultural interaction, and keeping them of an appropriate scale, well designed and
to allow the Commercial Zone to operate effectively and efficiently.

The more pertinent rules controlling land use in the Commercial Zone can be summarised as follows:

- Dwelling houses: All dwellings located above ground floor

- Minimum allotment area: no restriction

- Structure coverage: no restriction

- Setbacks: Strategic Road / Designation boundary: 10m

All other buildings/structures: 3m

(where property adjoins the Rural Zone)
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- Structure height: 9Im
- Screening & Landscaping: Required for interface with Rural Zone
- Building design: Verandas required

Daylight boundaries for all site boundaries adjoining Rural Zone
Floor area utilised for office purposes on the ground floor is not to

exceed 20% of the GFA of the ground floor of the building

The Commercial Zone's rules do not differentiate between types of retail. It is also noted that the objectives,
policies and rules in the Commercial Zone were written primarily for commercial areas which were based
around the ‘main street’. As Te Puna Village does not have a main street strip retail offering (with active
frontages), there are some rules above that are inappropriate for Te Puna Village such as the requirement
for verandas and active frontages.
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5 Schedule of Proposed Amendments

This Plan Change Request introduces the following amendments to the District Plan to enable the rezoning
of the site from Rural to a new scheduled site provision within the Commercial Zone, which is proposed to be
titled as the “Te Puna Springs”. The proposed scheduled site is required for the purposes of providing
appropriately zoned land for prefabricated manufacturing to be undertaken within a building.

There are three sub areas of the scheduled site provision proposed. Area A will ensure that no sensitive
activity(ies) will locate within 30m of the northern and western boundaries (to avoid reverse sensitivity issues
arising with the adjoining kiwifruit orchards). Area B is designed to accommodate Supermac’s future use of
the site for prefabricated building manufacturing and it incorporates screening requirements. Area C is the
remaining balance of the land and includes the hall and proposed village green.

Proposed changes/additions are highlighted in bold and underlined.

The Plan Change Request also refers to a proposed Structure Plan throughout the proposed
changes/additions. The Structure Plan is provided in Appendix C.

Add new definitions, as follows:

“Prefabricated Building Manufacturing” means the manufacturing of prefabricated buildings, where
the elements of a building are constructed onsite.

“Sensitive Activity(ies)” means activities which are sensitive to noise, dust, spray residue, odour
which generate reverse sensitivity effects from nearby activities. This includes residential dwelling,
accommodation facility, places of assembly, restaurants and other eating places, educational
facilities and medical or scientific facilities.

Amend existing definition, as follows:

“Industry” means and includes manufacturing, processing, packaging or dismantling activities and
engineering workshops (including panelbeaters and spray painters). Excluded from this definition is
Prefabricated Building Manufacturing.

Add new Activity Performance Standard, as follows:
4C.5.3.2 Screening in Industrial and Commercial Zones

(h) Te Puna Springs

(i) Any subdivision or development of land within the zone shall be designed, approved and
developed in general accordance with the Te Puna Springs Structure Plan and Landscape Cross
Section in Appendix 7;

(ii) Landscape plans shall be prepared by a qualified landscape designer and approved by Council.
The plan for the stormwater pond shall be prepared in consultation with Pirirakau.

Add new permitted activity rule, as follows:

Additional Permitted Activities (Te Puna Springs only)

(a) Rural Contractors Depot

(b) Offices (ancillary to activities occurring on site)

(c) Prefabricated Building Manufacturing within Area B
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(d) Places of Assembly within Area C

(e) Warehousing and Storage

Add new non-complying activity rule, as follows:

Additional Non-Complying Activities (Te Puna Springs only)

(a) Sensitive activity(ies) located within Area A and B

Amend / add to 19.4 Activity Performance Standards, as follows:
19.4.1 General

(a) Building height, setback, alignment and design

(v) Te Puna Springs

The maximum building/structure height in the Te Puna Springs shall be 12.0m.

(vi) All other areas including spot Commercial Zones

The maximum height shall be limited to two storeys and 9m and no provision is made for additional non-
habitable space above the 9m height limit;

(vii) Any balustrade servicing a third floor (not in the Omokoroa Stage 2 Structure Plan Area) shall be either
set back in accordance with Diagram 1 below or be 80% visually permeable.

(viii) Continuous retail frontage — Development in the Commercial Zone shall be constructed up to the road
boundary except for vehicle access up to 6m wide per site, with the exception of the Te Puna Springs.
Each building shall have clear windows on the ground floor that must cover at least 50% of the building’s
frontage to a main street and at least 25% for all other streets and public areas, such as walkways and public
parking areas.

(ix) No car parking, other than underground parking, shall be located within 10m of any street boundary, with
the exception of the Te Puna Springs.

(d) Yards

All buildings/structures

Minimum 3m where a property adjoins a Residential, RuralResidential, Future Urban, Rural Zone or reserve
boundary.

Provided that:

A building /structure may be located within a side or rear yard and up to a side or rear boundary where the
adjoining property is a road or where the written approval of the owner of the immediately adjoining property
to a specified lesser distance is obtained.

Except that:
Where any yard adjoins:

- A Strategic Road or a designation for a Strategic Road (except in the Commercial Zones in Katikati
and Te Puke), it shall be a minimum of 10m;
- Arailway corridor or designation for railway purposes, it shall be a minimum of 10m.

Add to 19.7.4 Discretionary and Non-Complying Activities — Matters of Discretion and Assessment Criteria,
as follow:

In considering an application for a Discretionary or Non-Complying Activity Council shall consider:

(a) The extent of non-compliance with the Permitted Activity performance standards and the actual and
potential effects on the environment.
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(b) How well the development integrates with existing commercial development and its orientation to public
space.

(c) How the development meets the design outcomes of adopted town centre plans and the Built
Environment Strategy.

(d) Any national standards for urban design.
(e) What provision is made for pedestrian and vehicular access.
(f) The effect on the amenity values of adjoining residential and reserve land.

(q) Consideration of the extent to which rural production activities will be adversely affected by the
development, including any reverse sensitivity effects.

Add the Structure Plan to Appendix 7 as ‘Section 13; Te Puna Springs’ (with reference to the Structure
Plan in Appendix C).

Any other consequential amendments, including numbering, maps and cross references, as necessary.
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6 Statutory Framework

6.1 Resource Management Act 1991

6.1.1 Section 73 — Preparation and change of District Plans
Section 73(2) of the RMA states that:
“Any person may request a territorial authority to change a District Plan, and the Plan may be changed in the

manner set out in the First Schedule”.

Under Clause 22 of the First Schedule, a plan change request must:

= Explain the purpose and reasons for the request;

= Assess environmental effects, taking into account the provisions of the Fourth Schedule of the RMA, in
such detail as corresponds with the scale and significance of actual or potential environmental effects
anticipated from implementation of the requested plan change; and

= Contain an evaluation under Section 32 of the RMA for any objectives, policies, rules or other methods
proposed.

The purpose and reasons for the Plan Change Request have been outlined in Section 3 of this document.
These are further supported by the accompanying Assessment of Effects (Section 7) and Section 32
Assessment (Section 8, Part B).

6.1.2 Section 74 — Matters to be considered by territorial authority &
Section 75 — Contents of district plans

Section 74 and 75 sets out the matters that Council must be taken into account and those that shall be had
regard to. By way of summary the following items listed in section 74 are considered to be relevant to this
Plan Change Request:

= Part 2 of the RMA;

= the functions and duties of the local authority under the RMA,;

= the National Policy Statement on Urban Development 2020 (NPS-UD);
= the Proposed Regional Policy Statement; and

= any management plans and strategies prepared under other Acts.

6.1.3 Part 2 of the RMA — Purpose and Principles

Part 2 of the RMA comprises four key sections, each of which is discussed below.

Section 5 — Purpose

Section 5 requires an overall judgement as to whether the Plan Change Request would provide for the
sustainable management of natural and physical resources:

The purpose of this Act is to promote the sustainable management of natural and physical resources.

In this Act, "sustainable management" means managing the use, development, and protection of natural
and physical resources in a way, or at a rate, which enables people and communities to provide for their
social, economic, and cultural wellbeing and for their health and safety while -

(@) Sustaining the potential of natural and physical resources (excluding minerals) to meet the
reasonably foreseeable needs of future generations; and
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(b)  Safeguarding the life-supporting capacity of air, water, soil, and ecosystems; and

(c)  Avoiding, remedying, or mitigating any adverse effects of activities on the environment.

This purpose has two components, one enabling and one regulatory. The enabling component contained in
the first paragraph entitles people and communities to use, develop, and protect resources in any way they
desire in their pursuit of wellbeing. However, this may only occur if the Plan Change Request satisfies the
terms of the regulatory component in sub-paragraphs (a) — (c) that are refined and given further meaning by
sections 6, 7 and 8. If these terms cannot be met then the Plan Change Request falls short of achieving the
purpose of the RMA.

Turning to the enabling component of the RMA, the Plan Change Request would allow for comprehensive
development of the land in a manner that provides for an appropriate scale and form of commercial
development that is consistent with the principle of urban consolidation while maintaining the ability of the
surrounding orchards to continue to provide for their economic wellbeing without concerns raised around
reverse sensitivity. The principle issue is whether the regulatory component can be satisfied.

The first regulatory matter addresses the potential needs as they relate to the subject land, which in our view
are to fulfil a need to provide commercial development in an integrated way that will not adversely affect the
natural and physical resources. For the reasons given in the following Assessment of Effects, it is not
considered that adverse effects on the site’s resources or the surrounding environment will arise from this
Plan Change Request.

The second regulatory matter concerns safeguarding the life supporting capacity of air, water, soil, and
ecosystems. It is considered that the Plan Change Request will not threaten any of the matters mentioned,
with appropriate systems available to ensure the site is serviced in an environmentally sensitive manner.

The final regulatory matter is that to do with avoiding, remedying and mitigating adverse effects. A loss of
amenity is inevitable where rural land is rezoned and developed for commercial purposes. However, the site
currently displays minimal rural character and amenity value. In addition, as stated in the Property
Economics Economic Overview report (provided in Appendix D), the land has not been utilised for rural
activities for a number of years and it is highly unlikely that it would transfer back to that use. Existing
standards within the District Plan, supplemented by to site-specific standards, including adherence to the
Structure Plan, will effectively control the scale and form of future development in a manner that is
compatible with the receiving environment. For the reasons outlined in the Assessment of Effects, it is
considered the effects of subsequent development in accordance with the Plan Change Request will be no
more than minor.

It is considered that the Plan Change Request would build on the existing commercial zone provision, by
allowing a more permissive planning framework for complementary activities (such as prefabricated building
manufacturing, the community hall and rural trade). The potential issues have been worked through with the
recent consultation undertaken and the additions are proposed to the District Plan in order to ensure that
whilst the extent of commercial activity in the area will increase, there will also be a centrally located
community hall, and a village green and pond which will help to add to the ‘hub’ feel that the Te Puna Village
currently has, whilst ensuring that adjacent rural land uses on the orchards can continue to operate without
concerns being raised in relation to reverse sensitivity.

The Plan Change Request is considered to be an efficient and sustainable method to manage the potential
effects that expanding the Commercial Zone and the associated activities proposed to be permitted in the Te
Puna Springs may have on the environment.

Overall it is considered that this Plan Change Request is an appropriate method to sustainably manage the
natural and physical land resource that is available within the Te Puna Village. The Plan Change Request is
therefore considered to be consistent with the purpose of the RMA.

Section 6 — Matters of National Importance

Section 6 contains seven matters that Council must recognise and provide for as “Matters of National
Importance”. Those matters that are considered relevant to the Plan Change Request are as follows:

(@) The preservation of the natural character of...rivers and their margins, and the protection of them from
inappropriate subdivision, use and development.
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The subject site is bisected by a few natural open channels that discharge into an existing attenuation pond
behind an embankment located within the site boundary. Although the landform may require some shaping, it
is considered that the natural character of the channels can be maintained. In addition, it is proposed that the
embankments of the stormwater ponds and edges of the channel will be planted with wetland species and
there will be the addition of the naturalised spring to the village green.

(d) The maintenance and enhancement of public access to and along the coastal marine area, lakes and
rivers.

The Plan Change Request provides for the acknowledgement of Pirirakau with the land and the spring on
site which the applicant is proposing to relocate and open for public and cultural access

(e) The relationship of Maori and their culture and traditions with their ancestral lands, water, sites, waahi
tapu and other taonga.

Consultation has found there to be no issues with the Plan Change Request in respect of matters of culture
and tradition of interest to Pirirakau.

(h) The management of significant risks from natural hazards.

The Infrastructure Servicing Assessment (provided in Appendix E) acknowledges that the development sites
within a catchment which may already have downstream issues with flooding and erosion. A conservative
approach to stormwater management has therefore been incorporated into the Plan Change Request and an
attenuation pond has been sized to meet the Bay of Plenty Regional Council stormwater management
guidelines.

Section 7 — Other matters

Section 7 states that particular regard shall be had to the following matters considered to be of most
relevance to this Plan Change Request:

(b) the efficient use and development of natural and physical resources;
(c) the maintenance and enhancement of amenity values;

() maintenance and enhancement of the quality of the environment;

(i) the effects of climate change.

The analysis and technical reports supporting this Plan Change Request contribute to the overall
assessment of the proposal under Section 7 of this report. For the reasons contained therein, it is
considered that appropriate regard has been had to the above matters.

The Plan Change Request is compatible with the policy and rule framework of the District Plan, which
provides an appropriate and accepted means to control the nature and scale of development in the
Commercial Zone. The site displays an open character only insofar as it is currently only developed in the
areas closest to SH 2 and Te Puna Road. The site could not be said to be of strong rural character or high
amenity. The open character of the site will undoubtedly undergo change, but overall in this part of the Te
Puna Village the character will not be significantly altered. The rezoning will mean that the subject site no
longer will experience having a split of Rural and Commercial Zones applying to the land parcel, and will
ensure that development does not occur in close proximity to the northern and western sides of the site
(which are adjacent to orchards). The resultant expansion of existing business land is consistent with Policy
UG 7A of the Bay of Plenty RPS. As the aim of the extended business land is to accommodate the local
provision of commercial uses in Te Puna Village, it is a different aim to just generally expanding the business
land to accommodate wider demand for business landd in the Western Bay of Plenty sub-region. It is
contiguous with the site of an existing zoned business land in that part of the subject site is zoned
Commercial at present. The Plan Change does not require connection to any urban water supply distribution,
stormwater or wastewater infrastructure located within the urban limits, and it aims to avoid or mitigate
effects on rural production activities nearby (through the use of setbacks for sensitive activities). In addition,
the stormwater attenuation pond has been designed to ensure that post development flows should not
exceed the 2 year, 10 year and 80% of the 100 year predevelopment rates in order to manage the potential
issues with flooding and erosion on the subject site.
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For these reasons, it is considered that the amenity values, quality, and character of the area will be
maintained, if not enhanced. The existing roading and other infrastructure are able to accommodate future
development allowed by the proposed rezoning. Providing for commercial development on a site adjacent to
an existing commercial area and strategic road infrastructure is an efficient use of the site’s resources. The
proposal will promote a consolidated and coordinated pattern of development, with subsequent efficiencies in
the better utilisation of infrastructure and services.

Section 8 — Treaty of Waitangi

Section 8 requires the principles of the Treaty of Waitangi to be taken into account when considering the
proposal. Section 8 now needs to be considered alongside section 32(4A) which was introduced by the
Resource Legislation Amendment Act 2017, which requires that the section 32 evaluation report also include
a summary of advice received from iwi authorities and the response to that advice. This is another method of
consultation with tangata whenua that is now formalised in the RMA.

This is different from the specific pre-notification consultation requirements in clause 4A of Part 1 of
Schedule One. It applies to the Assessment of Environmental Effects (“AEE”) that is prepared under clause
22 of Part 2 of Schedule One. The AEE is to address cultural effects and effects on cultural values.
Consultation with Pirirakau has been undertaken to inform the effects on cultural values.

Pirirakau have been consulted during the course of the preparation of the Plan Change Request. Formal
feedback has been received and in provided in Appendix F. Pirirakau have confirmed that they support the
Plan Change on the provision of:

Naming
Puna intent to pip above ground as a feature
Earthworks to require a Pirirakau cultural monitor to observe stripping

Consultation will be ongoing throughout the Plan Change process, with the opportunity to respond to any
particular concerns as they may arise.

6.1.4 National Planning Documents
The NPS-UD is considered relevant to the Plan Change Request.

Part B of this report provides an assessment of the Plan Change Request in the context of giving effect to
this document, as required by section 75 of the RMA.

6.1.5 Regional Planning Documents
The following regional planning documents are considered the most relevant to the Plan Change Request:
Bay of Plenty Regional Policy Statement (RPS);
Bay of Plenty Regional Natural Resources Plan (RNRP);
Bay of Plenty Regional Land Transport Plan (RLTP);
Proposed SmartGrowth Future Development Strategy (2018); and

Pirirakau Hapl Management Plan (2017).

Part B of this report provides an assessment of the Plan Change Request in the context of giving effect to,
and being consistent with these document, as required by sections 74 and 75 of the RMA.

The subject site contains no archaeological or historical features that would then necessitate matters under
the Historic Places Act to be assessed. There are no other statutory planning documents or instruments to
be considered.
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7 Assessment of Environmental Effects (AEE)

The following is an assessment of the potential effects on the environment that may arise from the Plan
Change Request and the type of development that is expected to follow. It is produced in accordance with
Schedule 4 of the RMA.

In consideration of the Plan Change Request and the actual and potential effects associated with
subsequent development, the request is supported by the following reports:

Economics Assessment (Appendix D);
Infrastructure Servicing Assessment (Appendix E);
Integrated Transport Assessment (Appendix G); and

Spray Drift Assessment (Appendix H).

In order to assess the potential effects upon the environment, it is necessary to consider the nature of the
surrounding land uses as they presently exist, and how these are likely to develop in the future given the
nature of the surrounding zoning.

The subject site is located in the north-western corner of the intersection of SH 2 with Te Puna Road /
Minden Road. It currently is zoned partially as Rural Zone and partially as Commercial Zone. Further north
and west of the subject site there are orchards and rural residential dwellings, and south of the subject site
there is a 4 Square supermarket and a petrol station adjacent to SH 2. Other development in the area
includes commercial sites to the east on the other side of Te Puna Road, and on the other side of SH 2. Itis
considered that due to the position of the subject site near to SH 2 and a mix of commercial buildings that the
landscape amenity in the south and easterly direction is generally of low landscape amenity.

The Te Puna hall was previously located on the corner of Te Puna Road and SH 2. This hall was removed
due to the construction of the intersection upgrades by the New Zealand Transport Agency. The proposed
hall location has been identified as being within the Te Puna Springs site, on the western boundary, and a
designation has been approved by Western Bay of Plenty District Council. The designation has subsequently
been appealed by the neighbouring property owner on the basis of potential reverse sensitivity effects.

SH 2 is designated by NZTA for State Highway purposes. NZTA have recently completed intersection safety
and capacity improvements to the Te Puna/Minden intersection through their Tauranga Northern Link (TNL)
project. As acknowledged in the Integrated Transport Assessment (Appendix G), TNL was to commence
construction in late 2018 with completion in 2022 but there is no indication of when TNL will be constructed
currently.

In summary, the nature of the nearby land to the immediate south and east is mixed use / commercial in
nature, with the Te Puna Village acting as a hub for the local area. The land located to the west and north of
the site is land zoned for rural purposes, characterised by horticulture and low residential density.

One of the purposes of the Plan Change is to enable further commercial development of the subject site. The
proposed scheduled site (Te Puna Springs) and inclusion in the Commercial Zone will change the ability of
the subject site to be subdivided.

As part of the site is within the Rural Zone and part of the site is within the Commercial Zone currently, this
provides difficultly in developing the site in a comprehensive manner. As noted earlier, subdivision of land in
the Rural Zone is generally a Discretionary Activity but as the applicant’s site is under six hectares in size,
subdivision under the Rural Production provisions would be a Non- Complying Activity. The Rural zone also
applies a 30-metre front yard to buildings established on site and side yards can be reduced to 10 metres
within certain circumstances as outlined in the District Plan.
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The proposed density will be altered as under the Commercial Zone there is no minimum allotment size. The
proposed site-specific provisions relating to Te Puna Springs would also provide allowance for 12m high
buildings, however, in terms of setbacks, the site-specific provision would be in regards to the Area A where
any sensitive activities within 30m of the boundary in Area A would be non-complying. This provides for the
same setback from those rural activities than is provided for by the existing zoning.

It is acknowledged that the rezoning will see larger buildings and more activity over the site than what the
current partial rural zoning allows for. In recognition of this, the proposed Structure Plan and associated
rules will provide for a logical continuation of development that will integrate visually with existing Te Puna
Village and the strategic road network.

It is not considered that the proposed zoning would result in a density that is out of character with the
surrounding environment. As shown in the Structure Plan (in Appendix C), as the scheduled site has been
developed in consultation with stakeholders, and includes elements such as a centrally located community
hall, a village green and pond, and larger sized lots on the boundary of the subject site, it is considered that
the proposed density would be able to be accommodated (with the suggested landscaping provisions). It is
considered that the proposed density under the Commercial Zone, plus scheduled site provisions, are the
most appropriate for the site.

The subject site is generally of flat contour (although it rises towards the west), compared to the other three
of the ‘four corners’ which all feature various inclines. The elevated nature of SH 2 means that the subject
site is visible to passing motorists, particularly those travelling west towards Katikati. There are no identified
waterways on the site, but there is a small drain through the site which drains to a lower section of the site in
the north-western corner.

The subject site is currently only partially used for the storage of ‘Modcom Portable Buildings’ in association
with SuperMac Group’s business operations. As previously mentioned, the site is bound by orchards to the
north and west and commercial activities to the south and east.

While a loss of open character and outlook will occur, there is no good landscape reason why these aspects
should be preserved in the context of the site. The extent and nature of rezoning is considered appropriate
to its setting and is in accordance with the environmental results anticipated by the relevant policies and
guidelines of the District Plan. The rules and Structure Plan will ensure development will be sympathetically
integrated with its wider setting. Future development will assuredly display a level of amenity appropriate to
its setting, albeit derived from commercial nature rather than rural.

The direct effects on landscape character will be the loss of rural character as well as a change in the level of
the built environment to include commercial development. The visual effects of the site will be changed from
the existing open spaces to the west of the subject site with storage facilities to the Te Puna Road side of the
site into a comprehensively designed area where a community hall is located in the centre, and there are a
mix of large modular buildings located on either side of a new proposed road to allow for each new lot on the
outer edge of the subject site to have access to both SH 2 and Te Puna Road.

To mitigate the effects of the change in landscape it is proposed through the Structure Plan to provide shelter
belts, landscape buffer strip, village green and pond. This will complement the centrally located community
hall.

The benefit of the scheduled site provisions is that Council can ensure through the additions to Section 4C —
Amenity that any subdivision or development of land within the Te Puna Springs will be designed, approved
and developed in accordance with the Structure Plan. The Applicant has also proposed that landscape plans
be prepared in consultation with Pirirakau.

The character of the site is envisaged to be a commercial area of higher amenity values than currently
experienced in the Te Puna Village, with the effects of the larger commercial buildings being mitigated
through the level of landscaping proposed. Over time this vegetation will mature and add to the rural
characteristics of the area.

A stormwater attenuation pond are proposed as part of the on-site stormwater management. These ponds
will be planted with wetland species.
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It is considered that the proposed development will integrate visually with the rural land uses to the north and
west, whilst improving the commercial look of the existing Te Puna Village. The landscape character of the
area will be enhanced through the landscaping of the site boundaries and the stormwater pond.

It is proposed as per the Structure Plan to provide a new internal ‘L shaped’ privately owned road to provide
access for the identified lots to both SH 2 and Te Puna Road.

Consultation with NZTA has been undertaken. It has been highlighted that when the roundabout was
designed, NZTA had certain assumptions of the types of development that would occur on the subject site. It
is considered that the proposed amendments to the District Plan will ensure that the development that will
subsequently be permitted in the scheduled site would not be inconsistent with these assumptions (as there
are no high volume, short term turnover activities accommodated for). As the proposed land uses to be
included as part of the Plan Change are similar to those that were considered when the SH 2 roundabout
was modelled, NZTA are comfortable that the roundabout is designed with adequate capacity.

In addition, it is considered appropriate for the rule for car parking to be located 10m back from street
boundary to be omitted for the subject site as that rule is aiming to ensure that commercial centres with ‘main
streets’ and is not necessary for a commercial area such as Te Puna Springs.

An indicative internal road layout is shown on the Structure Plan. All internal roads will be designed and
constructed in accordance with the Code of Practice.

Attached as Appendix G is an Integrated Transport Assessment which outlines the transport effects
associated with the Plan Change. In terms of traffic generation, the expected traffic generation has already
been accounted for in the design of the Te Puna Road, Minden Road, SH 2 roundabout and associated
roading improvements. It is considered that more than adequate room is available on the sites to
accommodate expected parking, loading and manoeuvring. In addition, internal private roading and
intersections with public road will be designed in accordance with Austroads and Safe System Principles.
The Integrated Transport Assessment provided in Appendix G does recommend that construction of cycling
facilities to link the Omokoroa to Bethlehem cycle path will need to be considered as the area develops and
as the commercial area develops, Council will need to consider a permanent reduction in speed limit on SH 2
and Engineering and Safe System measures to urbanise Te Puna Road and Minden Road. The Plan
Change Request can be supported from a transport and road safety perspective.

Aurecon were engaged to carry out an investigation of servicing networks to determine availability and
capacity to accommodate the proposed rezoning. Attached as Appendix E is an Infrastructure Servicing
Assessment describing the existing servicing networks in the vicinity of the site and outlining the proposed
methods for servicing future development of the site under the proposed zoning regime. The following
sections summarise the key findings of the Infrastructure Service Assessment.

75.1 Water Supply

There is an existing 200 mm diameter water main which fronts the subject site on Te Puna Road, and a 150
mm diameter water main which fronts the subject site along SH 2. Based upon the Western Bay of Plenty
District Council Development Code, a peak hourly flow of 1.5 L/sec/ha is anticipated to be appropriate for the
proposed development, therefore, an approximate supply demand of 12L/s is required. An indicative
proposed reticulation layout to comply with NZS4404 is provided in Figure 12 of the Infrastructure Service
Assessment in Appendix E. All lots would be serviced by a standard 150mm double ended principle main
connection between the existing water mains on SH2 and Te Puna Road providing a peak demand of 12L/s.
Standard 20mm lot connections would service each lot. The proposed commercial development is expected
to be classified as a Fire Hazard Category 2 and Fire Water Classification 4. The indicative locations of fire
hydrants within the development are also shown in Figure 12 of the Infrastructure Service Assessment in
Appendix E.
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The Plan Change is not expected to have any significant constraints in regard to water supply.

7.5.2 Wastewater

The subject site is located within an area that is not currently serviced by council reticulated sewer
infrastructure. Therefore, the wastewater will either need to be treated and disposed of using onsite effluent
treatment systems (OSETS) or alternatively a new reticulated system connecting to the existing rising main in
Omokoroa or conveying the wastewater to a new treatment plant or disposal field on nearby land.

During the community engagement undertaken to help understand Te Puna community aspirations and
issues and opportunities for Te Puna Village (discussed in Section 3 of this Plan Change Report), it was
clear that wastewater management was a key issue. It is understood that Western Bay of Plenty District
Council have engaged with consultants to conduct an assessment of the wastewater servicing options and
the report identified that the existing OSET systems for the current commercial businesses were undersized
or not installed at all. At the time of writing, no plans have been confirmed for the proposed connection to the
municipal reticulation. For the purposes of the Plan Change, the Infrastructure Servicing Assessment
(provided in Appendix E) considered both on-site treatment and the connection to an offsite municipal
treatment or connection to the existing Omokoroa rising mains.

Sewer connections from the planned development have been found to be achievable using options of either
connection to the proposed new rising main on Te Puna Road which would convey the wastewater to an
offsite treatment facility or existing council reticulation, or utilisation of On-site-effluent-treatment systems
within each lot boundary. Reticulation to off-site treatment or existing Council network would require a
pipeline location within the berm of Te Puna Road and both systems would require a pump station. Initial
discussions with WBOPDC have, however, suggested that there are already capacity issues within the
Omokoroa catchment and hence it is unlikely that the Te Puna commercial area will be able to connect
directly into this existing infrastructure without other upgrades to the system being completed. In terms of
OSET systems, Lots 2 and 3 may require more sophisticated treatment systems to accommodate the high
occupancy, whereas the remainder of the Lots should only require typical on-site effluent treatment systems
and disposal fields. There is expected to be sufficient space for a disposal field.

The Plan Change is not expected to have any significant constraints in regard to wastewater.

7.5.3 Stormwater

The subject site sits within a catchment which may already have downstream issues with flooding and
erosion and hence a relatively conservative approach to the stormwater management is required to meet the
council guidelines.

The BOPRC stormwater management guidelines state that the post development flows should not exceed
the 2yr, 10yr and 80% of the 100yr predevelopment rates. To meet these design criteria the existing
attenuation pond sizing will need to be increased from the current 3100m? to approximately 8300m?3. There is
provision for 7000m? of reserve/wetland located in the natural low point of the site so increasing the pond
area is not expected to be an issue.

Some reshaping of the terrain within the site will be required to optimise the usable areas and create suitable
building platforms. Most of the fill required will be used to infill the existing stormwater gullies with the
existing pipes being extended within the fill to reach the new pond. It is expected that some imported fill will
be required to complete the reshaping with approximately 25,000m? of material to be moved onsite.

Flood levels during the 100yr ARI are expected to reach a peak of RL 14.24m so all building platforms will
need to be set at a min of 14.54m to maintain a 300mm freeboard.

Stormwater on site will be collected by roadside catchpits and open swales which will divert the stormwater
flow into the gravity pipe network. The gravity network will convey all stormwater into the two extended
detention ponds located either side of the main flow path for the greater catchment. From the extended
detention ponds the stormwater will then be released at the controlled rate into the main attenuation pond
located in line with the existing stream flow at the site of the existing pond which is the natural low point
within the entire site.
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The Plan Change is not expected to have any significant constraints in regard to stormwater.

754 Telephone

There is not expected to be any servicing constraints with connections to the nearby telephone network.

7.5.5 Power

There is not expected to be any servicing constraints with connections to the nearby Power and Fibre
networks located in the road frontage on SH 2 and Te Puna Road.

There are no known sites of cultural or historical significance on or near the property in question.
Consultation has been undertaken with Pirirakau and they have confirmed that they do not oppose the zone
change but would require consultation on future commercial activities within the newly created commercial
zone. Certain aspects of the Structure Plan have been accommodated due to views from Pirirakau, such as
the naturalisation of the spring in the village green. Consultation will be ongoing throughout the Plan Change
process, with the opportunity to respond to any particular concerns as they may arise.

Reverse sensitivity describes the effect that development of one kind may have on activities already
occurring in an area. The use of zoning in the District Plan is intended to provide land uses that are
compatible within identified areas and avoid the indiscriminate mixing of incompatible land uses and
developments, and the associated potential for reverse sensitivity effects to occur.

With regards to the subject site, there are two neighbouring orchards, one to the north (Okaro Orchard) and
one to the west (648 State Highway 2 Orchard). As the prevailing wind is west to southwest, the greatest risk
of spray drift comes from the orchard at 648 State Highway 2. Whilst there are very few recorded events
where off-target spray dirt has caused any issues for neighbouring properties, the most significant issue is
the anxiety experienced in relation to spray drift. Information is considered to be the best means of reducing
this anxiety. However, the Applicant has decided that additional shelter belts are to be included in the
Structure Plan in order to ensure that there is minimal risk of spray drift and has proposed a non-complying
activity status for sensitive activity(ies) within Area A. Please refer to the Spray Drift Report in Appendix H
for more detail.

It is considered that the combination of building setbacks, enhanced boundary shelter belts and plantings will
adequately address any potential reverse sensitivity matters.

Property Economics have provided a high-level economic overview of the implications of the Plan Change,
which is provided in Appendix D.

The Economic Overview report estimates that the identified catchment of Te Puna’s localised economic
market has a population base of around 3,750 people, but this is forecasted to grow to 4,100 over the
projection horizon to 2038. Due to Tauranga'’s high growth status, Property Economics considers it prudent
to consider a high growth scenario for Te Puna too, which would bring the population base up to
approximately 4,750 by 2038. In addition, the continual growth of SH 2 traffic means that the level of demand
for commercial activities and services in Te Puna is likely to grow over the foreseeable future, increasing the
requirement for commercial land locally.

In terms of economic effects, the Economic Overview report considers that the activities provided for in the
Plan Change would complement the existing commercial activity within the Te Puna Town Centre. As the
land is unlikely to be used for rural purposes, it also creates a more economically efficient use of the site.
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The addition of the community meeting hall on the site will also create a sense of community for the area and
the consolidated hub will be in line with community aspirations for the Te Puna Springs area.

It is considered that the proposed rezoning will provide economic benefits to Te Puna through the
development of complementary activities to the existing provision in Te Puna Springs and will positively
contribute to creating a consolidated and futureproofed commercial site in the Western Bay of Plenty.

The appended specialist’s reports confirm that potential effects of the proposed Plan Change relating to
transport, infrastructure and reverse sensitivity are able to be avoided, remedied or mitigated through the
development of appropriate scheduled site rules in the District Plan and a Structure Plan together with the
existing Commercial rules.

It is considered that the current zoning and use of the site is neither productive or efficient, and the
sustainable management of resources would be better served through the proposed zoning. It is considered
that the actual and potential effects associated with the proposed rezoning can be appropriately managed by
the existing District Plan provisions and the additional provisions promoted through the Plan Change
Request and through future Bay of Plenty resource consent processes.

Overall, it is considered that the site is suitable for the development of Commercial zoned land as provided
by the Plan Change request, and that the environmental effects of such development will be no more than
minor.

Project number 251282 File 251282-0000-REP-NN-0001 - Plan Change_Final.docx, 2021-05-17 Revision 0 @ 30

Iltem 9.1 - Attachment 1 Page 38



Policy Committee Meeting Agenda 19 October 2021

8 Section 32 Assessment

This assessment has been prepared to fulfil the requirements of Section 32(1) of the RMA. The RMA
requires Council to undertake a further evaluation under Section 32(2) before making a decision on a private
plan change request under Clause 29(4) of the First Schedule to the RMA.

Section 32 sets out the manner in which any proposed objective, policy, rule or other method is to be
evaluated. The parts of Section 32 of the RMA relevant to the present proposal are as follows:

3) An evaluation must examine—

(@) the extent to which each objective is the most appropriate way to achieve the purpose of
this Act; and

(b)  whether, having regard to their efficiency and effectiveness, the policies, rules, or other
methods are the most appropriate for achieving the objectives.

(4)  For the purposes of the examinations referred to in subsections (3) and (3A), an evaluation
must take into account—

(a) the benefits and costs of policies, rules, or other methods; and
(b)  the risk of acting or not acting if there is uncertain or insufficient information about the
subject matter of the policies, rules, or other methods.

The key matter referred to in Section 32(3)(a) is that the Plan Change Request must be assessed in terms of
whether it is the most appropriate way to achieve the purpose of the RMA. This matter, and other relevant
assessment matters relating to efficiency and effectiveness (Section 32(3)(b)), benefits and costs (Section
32(4)(a)), and any potential risks arising from uncertain or insufficient information (Section 32(4)(b)), are
addressed in the following sections.

‘Effectiveness’ means how successful a particular option is in achieving the desired environmental outcome
as stated in the objectives.

‘Efficiency’ means measuring by comparison of the benefits to costs. The most efficient method will achieve
the environmental outcome at the least overall cost.

The Plan Change Request does not alter any objectives or policies in the District Plan. Whilst it does add in
new rules, this is specific to the Te Puna Springs and is considered necessary to establish the framework
within which the effects of development can be appropriately managed. The following assessment therefore
focuses on the extent to which the Te Puna Springs scheduled site under the Commercial Zone and its
associated provisions is a more efficient and effective method for achieving the existing objectives of the
District Plan, than the existing partial Rural, partial Commercial zoning. This assessment has been informed
by an evaluation of the associated benefits and costs of the proposal.

At this stage, it should also be recognised that the Plan Change Request relates to activities that fall within
the scope of Council’s functions listed in Section 31 of the RMA. The parts of Section 31 relevant to the
proposal are as follows:

(1) Every territorial authority shall have the following functions for the purpose of giving effect to this
Act in its district:

(@) The establishment, implementation, and review of objectives, policies, and methods to
achieve integrated management of the effects of the use, development, or protection of
land and associated natural and physical resources of the district.

(aa) the establishment, implementation, and review of objectives, policies, and methods to
ensure that there is sufficient development capacity in respect of housing and business
land to meet the expected demands of the district:
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The District Plan takes into account these functions, and the Plan Change Request makes changes that are
consistent with these functions of the Council.

Section 32 as part of a Plan Change processes requires a robust analysis of policy options, in addition to
consideration of costs and benefits, before coming to a decision on the preferred option. The Plan Change is
requested due to the following matters:

= The current Rural zoning does not allow for future commercial use of the site which the applicant seeks to
achieve;

= The proposed rezoning will foster the development of complementary activities to the existing Te Puna
Springs commercial zone;

= The proposed rezoning will positively contribute to creating a consolidated, futureproofed commercial hub
for the benefit of the community;

= The proposed rezoning will provide certainty of investment as well as assist in long term infrastructure
planning;

= The applicant seeks to expand their business on site, and provide leased tenancies for other companies
who wish to locate themselves in Te Puna, and would require a Resource Consent to do so;

= The site is not and will not be used in according with the existing Rural zoning in the future due a number
of constraints, including but not limited to, land size which is uneconomic to be utilised for the purposes of
traditional rural activities, and the inappropriate use of the site for residential purposes due to the
proximity to established horticultural uses adjacent to the site.

8.2 Current District Plan Provisions

The Plan Change Request has been developed in a manner that is considered consistent with the issues,
objectives policies and methods contained within the Western Bay of Plenty District Plan. The following
discussions focuses on those objectives and policies of most relevance to the Plan Change Request, which
are those found in the following chapters:

= Section 3 — Definitions;

= Section 4C — Amenity;

= Section 18 — Rural,

= Section 19 — Commercial.

The proposal involves rezoning the subject site to Commercial Zone, and to also add a scheduled site
allocation (“Te Puna Springs”). This approach is similar in style to other Western Bay of Plenty plan changes,

where certain Structure Plans have been introduced and additional rules are added in relation to those
Structure Plans (e.g. for Rangiuru Business Park and Comvita Campus).

It is not proposed to amend any of the objectives or policies of the District Plan, as it is considered that the
proposal is consistent with this overriding framework and can fit within the Commercial Zone. Table 1 below
demonstrates the consistency with the relevant objective and policies.

Table 1: Policy Assessment with Operative District Plan

Objective 19.2.1.1: Consolidated The Plan Change would consolidate this north-west corner of the Te
commercial centres that are vibrant Puna Village and encourage social and cultural interaction, particularly
commercial environments that encourage with the centrally located community hall and the landscaping proposed.
social and cultural interaction
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Objective 19.2.1.2: Well designed
commercial centres which reflect accepted
urban design principles

Objective 19.2.1.3: Convenient and safe
commercial centres

Objective 19.2.1.4: Commercial
development of a scale that is appropriate
for the location

Objective 19.2.1.5: Public, civic and private
space that relate well to each other

Objective 19.2.1.6: Commercial centres
that have a high level of amenity

Objective 19.2.1.7: Commercial Zones in
which commercial activities can operate
effectively and efficiently, without undue
restraint from non-commercial uses which
may require higher amenity values

Objective 19.2.1.9: An efficient network of
road, cycle and pedestrian linkages
connecting the District's commercial
centres to surrounding

The Plan Change would incorporate urban design principles into Te
Puna Village, which was noted during consultation as something would
could be improved on with a comprehensive plan for the subject site.

The Plan Change would improve upon the current offering of the Te
Puna Village and the proposed traffic and landscaping changes would
improve the safety.

As stated in the Integrated Transport Assessment provided in
Appendix G, Te Puna Road access will be designed in accordance
with AUSTROADS to accommodate the expected design vehicles,
details of which will be confirmed and submitted to WBoPDC for
approval prior to construction. It is intended that the design of this
intersection will incorporate safe system measures to complement the
expected future reduction in speed limit on Te Puna Road.

The Plan Change is considered to increase commercial development
on the subject site, but it is of an appropriate scale.

The Plan Change incorporates public spaces (such as the pond and
village green) in a comprehensive manner, alongside the civic offering
of the community hall and the private space of the commercial uses. It
is considered that the mix of public, civic and private space relates well
to each other.

The Plan Change would improve upon the current level of amenity at
the subject site, and create a more attractive and mixed-use
environment through the variety of features in the Structure Plan.

The Plan Change would ensure that the subject site, which has
commercial uses on part of the site and is located adjacent to the Rural
Zone (and orchards with concern about reverse sensitivity) would be
used for commercial activities without undue restraint from non-
commercial uses.

The Plan Change would ensure that the network of road, cycle and
pedestrian linkages connecting the commercial area of Te Puna
Springs to the surrounding area continues to operate efficiently. As
recognised in the Integrated Transport Assessment provided in
Appendix G, the expected traffic generation has already been
accounted for in the design of the Te Puna Road, Minden Road, SH 2
roundabout and associated roading improvements. There is more than
adequate room available to accommodate the expected parking loading
and manoeuvring. Internal private roading and intersections with public
road will be designed in accordance with Austroads and Safe System
Principles. A pedestrian facility is provided across SH 2 near the bus
stops. The Integrated Transport Assessment does acknowledge the
need to incorporate more crossing facilities for pedestrians and cycling
facilities as the area develops.
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Objective 19.2.1.10: The development of
commercial centres and associated
transportation networks that enhance
social, economic and cultural activity
through attention to design detail and the
integration of the public, civic and private
places nearby and therein.

Policy 19.2.2.1: Provide for the
comprehensive development of
commercial areas, including the
redevelopment of multiple commercial sites
by:

(a) Encouraging the aggregation of
land titles in accordance with the
relevant town centre plan.

(b) Providing incentives (such as a
reduction in the required number
of onsite car parks) to off-set the
acquisition of land required to
achieve relevant town centre plan
design outcomes.

Policy 19.2.2.3: Limit the establishment of
commercial activities in non-commercial
zones.

Policy 19.2.2.4: Ensure buildings
Istructures in Commercial Zones:

(a) Provide sufficient shelter for
pedestrians so as to protect them from
the natural elements.

(b) Do not compromise pedestrian
access unless the characteristics of the
locality of the site or the site itself are
such that verandas or other forms of
pedestrian shelter are not required.

(c) Support the development of areas
that encourage social interaction.

The Plan Change would provide for the development of Te Puna Village
that would enhance the social, economic and cultural activity through
the mix of activities which would be promoted and to ensure that
development was progressed in a comprehensive manner. As
recognised in the Economic Overview report (provided in Appendix D),
the land is in a competitive and economically efficient location to extent
the Te Puna commercial area while maintaining a consolidated
commercial hub, as well as aligning with community aspirations for the
future of the commercial area.

The Plan Change would be consistent with the intent of this policy. The
aggregation of land titles on the subject site has resulted in a change of
Zoning within the aggregated land titles owned by the Applicant.
Therefore, the Plan Change would allow for the logical allowance to
provide for comprehensive development of the subject site.

As recognised in the Economic Overview report (provided in Appendix
D), the Plan Change would provide a certainty of investment as well as
assisting in long term infrastructure planning for Te Puna.

The Plan Change would ensure that commercial activities would be
located in a site that is intended for commercial uses. The subject site is
partially zoned for Commercial and partially zoned for Rural, which
would mean that the alternative of applying for piecemeal resource
consents for commercial activities in the Rural zoned part of the land
would be inconsistent with this policy.

As recognised in the Economic Overview report (provided in Appendix
D), Property Economics do not consider that the rezoning necessarily
represents a ‘loss’ of rural land as it is highly unlikely to transfer back to
that use as the land has not been utilised for rural activities for a
number of years and it is likely to be too small in scale to have the
ability to sustain a rural productive unit. The Plan Change, therefore, is
more in line with an efficient use of the site as the increase in
commercial land provides the flexibility for the centre to grow as market
demand grows.

The Plan Change would support the progression of the subject site
towards a more active ‘hub’ in the Te Puna Village. With the central
location of the new community hall, and the village green, whilst the
area would be more actively used by the commercial uses, it would also
encourage social interaction for the wider community.

A footpath has been constructed on the SH 2 frontage of the Motel and
accommodation with a central refuge in the SH 2 median island on the
western side of the roundabout. The path extends to the bus stop and
shelter.

The Integrated Transport Assessment (provided in Appendix G) does
acknowledge the need to incorporate crossing facilities for pedestrians
to cross either Minden Road or Te Puna Road from west to east as Te
Puna Springs develops and expands. It is considered that sufficient
shelter and pedestrian access to buildings/structures within Te Puna
Springs can be incorporated during the resource consent process.
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Policy 19.2.2.8: Prevent non-commercial
activities that conflict with or detract from
the integrity of the Commercial Zone

Policy 19.2.2.11: Apply height limits that
are appropriate for the location of the
Commercial Zone especially in relation to
smaller communities such as Maketu,
Pukehina and Paengaroa where large
commercial buildings /structures could
detract from the amenity of the area.

Policy 19.2.2.12: Promote pedestrian and
cycle accessibility by controlling the
location and design of accessways.

Policy 19.2.2.14: Ensure that development
in Commercial Zones is designed and
constructed to be consistent with the New
Zealand Urban Design Protocol and
National Guidelines for Crime Prevention
through Environmental Design.

The Plan Change would ensure that commercial activities would be
located in a site that is intended for commercial uses. The subject site is
partially zoned for Commercial and partially zoned for Rural, which
would mean that the alternative of applying for piecemeal resource
consents for commercial activities in the Rural zoned part of the land
would be inconsistent with this policy.

As recognised in the Economic Overview report (provided in Appendix
D), Property Economics do not consider that the rezoning necessarily
represents a ‘loss’ of rural land as it is highly unlikely to transfer back to
that use as the land has not been utilised for rural activities for a
number of years and it is likely to be too small in scale to have the
ability to sustain a rural productive unit. The proposed rezoning would
foster the development of complementary activities to the existing
provision in the Te Puna commercial zone. Property Economics
considered that the rezoning has no meaningful potential to adversely
affect the role, function, vitality and viability of the Te Puna area.

The Plan Change would apply a new height limit that is appropriate for
a scheduled Commercial site. Whilst the commercial
buildings/structures would be large scale, it is considered that the larger
lot sizes and the other features of the Structure Plan would ensure that
these buildings/structures would not detract from the amenity of the
area.

The Plan Change would promote pedestrian and cycle accessibility by
controlling the location and design of accessways. As detailed in the
Integrated Transport Assessment (provided in Appendix G), the
proposed slip lane access at SH 2 provides for left in and left out onto
SH 2. The private road access will provide for all movements although
left turn exiting and right turn entering the private road are expected to
be low volume as drivers will not arrive or depart this way unless
needing to use the Four Square or BP Service Station etc.

The intersection will be designed to accommodate the required vehicle
swept paths to avoid any potential for turning conflicts. There is
currently a 30km/h temporary speed limit in this area which is
anticipated to be made permanent in the near future.

Internal private roading and intersections with public road will be
designed in accordance with Austroads and Safe System Principles. A
pedestrian facility is provided across SH 2 near the bus stops. The
Integrated Transport Assessment does acknowledge the need to
incorporate more crossing facilities for pedestrians and cycling facilities
as the area develops.

The Plan Change would ensure that development progresses in line
with urban design principles and will consider the safety of the local
community in its design.

The changes proposed to the definitions and rules are limited to those necessary to ensure that the Plan
Change makes specific provision for the activities included within the Structure Plan, whilst ensuring that
certain rules are set in order to ensure environmental effects can be managed.

It is useful to consider the objectives and policies for the Rural Zones (Section 18) in order to understand the
status quo, as the subject site is currently split between being zoned Rural and Commercial. The status quo
means that under the current District Plan, the land owned by the Applicant has very different objectives and
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policies. In comparison to the above objectives and policies for the Commercial Zone, the Rural Zone seeks
to maintain and enable rural production of the Rural Zones ((Objective 18.2.1.1) and Policies 18.2.2.1 to
18.2.2.5)), to maintain, amongst other matters, the rural setting of urban areas (Objective 18.2.1.5 and Policy
18.2.1.11).

The status quo seeks to provide for these desired outcomes through a 40ha minimum subdivision, and bulk
and location standards relative to the retention of rural character.

Since the time the above policy framework was formulated, Te Puna has grown through the increased
population from the level of rural subdivision occurring. The local community values the current offering of Te
Puna Village and the various stakeholders who occupy land within the existing Commercial Zone are looking
to grow.

Sections 74 and 75 of the RMA require an analysis of the Plan Change Request in the context of giving
effect to, and being consistent with, Part 2 and relevant regional planning documents. Section 6 of this
report contains an assessment against the purpose and principles set out in Part 2. What follows is
consideration of the Plan Change Request in terms of the relevant national and regional planning
documents.

8.3.1 National Policy Statement on Urban Development 2020 (NPS-UD)
The NPS-UD came into effect on 20 August 2020. This replaced the NPS-UDC.
The objectives of the NPS-UD seek to achieve the following:

a) Well-functioning urban environment that enable people to provide for their social, economic and cultural
well-being, and for their health and safety, now and into the future;

b) Planning decisions that improve housing affordability;

c) Enable more people to live in areas of an urban environment that are near centres, employment, well
served by public transport or there is a high demand for housing;

d) Recognition that urban environments and amenity values change overtime;
e) Planning decisions take into the principles of the Treaty of Waitangi;

f)  Decisions on urban development are integrated with infrastructure and planning decisions, strategic
over the medium and long term, and responsive;

g) Local authorities have robust and up to date information about their urban environments and use it to
inform planning decisions;

h)  Urban environments support reductions in greenhouse gases and are resilient to the effects of
i)  climate change
The NPS-UD identifies Western Bay of Plenty District Council as a Tier 1 local authority.

Objective 1 seeks well-functioning urban environments that enable all people and communities to provide for
their social, economic, and cultural wellbeing, and for their health and safety, now and into the future.

Objective 3 seeks for district plans to enable more people to live in, and more businesses and community
services to be located in, areas of an urban environment in which one or more of the following apply:

(a) the area is in or near a centre zone or other areas with many employment opportunities;
(b) the area is well-serviced by existing or planned public transport;

(c) there is high demand for housing or for business land in the area, relative to other areas within the
urban environment.
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Objective 4 seeks for urban environments, including their amenity values to develop and change over time in
response to diverse and changing needs of people and communities.

Objective 5 requires planning decisions to take into account the principles of the Treaty of Waitangi.

Objective 6 seeks for local authority decisions on urban development to be integrated with infrastructure
planning and funding decisions, strategic over the medium term and long term and responsive.

Policy 1 seeks that planning decisions contribute to well-functioning urban environments; which are urban
environments that as a minimum:

(b) have or enable a variety of sites that are suitable for different business sectors in terms of location
and site size;

(c) have good accessibility for all people between housing, jobs, community services, natural spaces,
and open spaces, including by way of public or active transport

Policy 2 requires Tier 1 local authorities to provide at least sufficient development capacity to meet expected
demand for business land over the short term, medium term, and long term.

Policy 9 requires local authorities to involve hapd and iwi in the preparation of RMA planning documents and
any FDSs by undertaking meaningful and early consultation.

The SmartGrowth Housing and Business Development Capacity Assessment 2017 recognised that there
was high growth in employment projected for the sub-region in the short term, with Western Bay of Plenty
employment to grow by 33.1% by 2050. This Assessment Report also recognised that in the Western Bay of
Plenty District all of the four urban growth area townships have substantial provision for commercial zones.
However, while development capacity is well catered for across the sub-region, the Assessment Report does
recognised that “there will be emerging pressure on some smaller neighbourhood centres, especially if
increasing demand for services results from higher densities of residential activity and higher proportions of
older residents in these areas”. The SmartGrowth Development Trends Technical Report 2018 recognised
that commercial building consents were very slow in Western Bay of Plenty District.

The Plan Change is considered to support Tauranga in becoming a well-functioning urban environment,
providing people and communities the ability to enhance their social, economic and cultural wellbeing into
the future. The Plan Change will assist in the provision on efficient use of land, and additional provision of
business land to the Te Puna Village. This will support businesses which are in close proximity to the existing
Commercial Zone, and enable the urban environment to develop and change as the area grows. Whilst there
is the Te Puna Business Park located in Te Puna, it is considered that the commercial offering provided by
the activities promoted in this Plan Change are different from the industrial supply of land through the Te
Puna Business Park. The findings made by Property Economics in the Economics Overview report (provided
in Appendix D) confirm that as consider that the site is in a better location to facilitate commercial,
community and light industrial growth than other vacant land in Te Puna, as well as the business park zoning
to the north.

In preparation of the Plan Change, engagement has been undertaken with iwi, see section 9 for further
details. It is considered that the principles of the Treaty of Waitangi have been taken into account in the
preparation of this Plan Change.

The Plan Change is also able to achieve suitable servicing infrastructure. Although wastewater is an issue
for the area, it has been found that sewer connections using either connection to the proposed new rising
main on Te Puna Road which would convey the wastewater to an offsite treatment facility or existing council
reticulation or utilisation of OSET systems within each lot boundary. Regarding Objective 6, it is also
recognised that whilst the servicing assessment did not rely on the investment of a council funded network
reticulation scheme, that Western Bay of Plenty District Council has subsequently committed to a scheme
which is estimated to commence in 2021. An information sheet on this process is provided in Appendix I.

8.3.2 Bay of Plenty Regional Policy Statement (RPS)

The RPS became operative in 2014 (last amended in December 2018). It sets the framework for resource
management in Bay of Plenty, providing an overview of the significant resource management issues facing
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the region, and setting out objectives, policies and methods to address the region’s resource management
issues. The goal of the RPS is the integrated management of the region’s natural and physical resources.

The Plan Change Request is considered to be consistent with the provisions of the RPS. It is acknowledged
that while the RPS identifies growth areas, Te Puna is not included.

Table 2 below demonstrates the consistency with the relevant policies.

Table 2: Policy Assessment with Bay of Plenty RPS

Policy AQ 1A actively discourages locating
new sensitive activities near activities that
discharge offensive and objectionable odours,
chemical emissions or particulates

Policy IR 3B aims to adopt an integrated
approach to resource management

Policy IR 4B encourages using consultation in
the identification and resolution of resource
management issues

Policy IW 2B recognises matters of
significance to Maori

Policy MN 4B encourages ecological
restoration and rehabilitation

Policy UG 7A provides for the expansion of
existing business land outside the urban limits
shown in Appendix E, only if the proposal will:

(a) For the expansion of existing zoned
business land, not be able to be
accommodated within existing
business zoned land in the western
Bay of Plenty sub-region;

(b) Be contiguous with the site of an
existing business activity or existing
zoned business land;

The Plan Change is proposing larger separation distances between
buildings/structures and the adjoining orchards, in addition to a rule
requiring resource consent if a new sensitive activity were proposed
in the Commercial Zone. It is therefore considered that the Plan
Change is consistent with this policy.

The Plan Change involves an integrated approach to redeveloping
the subject site, and the Structure Plan proposed has been
developed through a consultation process. It is considered the Plan
Change has adopted an integrated approach to resource
management.

The Plan Change has referred to the consultation process led by
Western Bay of Plenty in order to inform the Structure Plan and the
proposed additions to the District Plan rules.

The Applicant has consulted with Pirirakau in relation to the
Structure Plan. It is considered that the Plan Change has
recognised matters of significance to Maori.

The Plan Change incorporates landscape mitigation through the
Structure Plan to provide shelter belts, landscape buffer strip, village
green and pond.

The character of the site is envisaged to be a commercial area of
higher amenity values than currently experienced in the Te Puna
Village, with the effects of the larger commercial buildings being
mitigated through the level of landscaping proposed. Over time this
vegetation will mature and add to the rural characteristics of the
area.

A stormwater attenuation pond are proposed as part of the on-site
stormwater management. These ponds will be planted with wetland
species. In addition, it is proposed that a spring located south of the
Village green will be naturalised and will be piped into the village
green area.

It is considered that these landscape mitigation measures will
encourage ecological restoration and rehabilitation.

Although the Plan Change would expand the existing zoned
business land, the aim of the extension is for the local needs of Te
Puna. The aim is not to increase supply in order to accommodate
demand within the greater western Bay of Plenty sub-region.

The subject site is not only contiguous with the site of an existing
business activity or existing business land, but it is partly within a
business zoned land.

The Plan Change does not require new connections to urban water
supply distribution, stormwater of wastewater infrastructure located
within the urban limits, as stormwater can be managed on site, there
is a nearby water main and sewer connections can be achieved
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(c) Not require new connections to urban
water supply distribution, stormwater
or wastewater infrastructure located
within the urban limits;

(d) Avoid, remedy or mitigate effects on
rural production activities;

(e) Not compromise access to identified
regionally significant aggregate and
other mineral resources; and

(f) Not adversely affect existing,
consented, designated or
programmed regionally significant
network utilities and infrastructure.

Policy UG 8B implements high quality urban
design principles, with Appendix B including
principles of high quality urban design

Policy UG 9B aims to ensure coordination or
new urban development with infrastructure

Policy UG 10B requires rezoning for urban
development of land to take into account
sustainable rates of land uptake, existing or
committed public and private sector
investments, sustainable provision and funding
of existing and future infrastructure and
efficient use of local authority and central
government financial resources

Policy UG 12B provides for quality open
spaces

Policy UG 13B promotes the integration of
land-use and transport activities

through either new pipes to reticulated treatment facilities or OSET
systems.

The Plan Change has sub areas and site specific rules proposed in
order to avoid reverse sensitivity effects on the existing orchards
located north and west of the subject site.

The Plan Change does not compromise access to identified
regionally significant aggregate, or adversely affects any regionally
significant network utilities and infrastructure.

The Plan Change proposes implementing high quality urban design
principles, with development to be progressed in line with the
Structure Plan.

The Plan Change is considered to be an efficient addition of
commercial land to the existing Te Puna Springs commercial zoned
area. The Integrated Transport Assessment (provided in Appendix
G) confirms that the expected traffic generation has already been
taken into account for in the design of the Te Puna Road, Minden
Road, SH 2 roundabout and associated roading improvements. The
Infrastructure Servicing Assessment (provided in Appendix E) also
concludes that the Plan Change is not reliant on the proposed
connection to the municipal reticulation, although it would be
beneficial for the Te Puna area.

The Plan Change considers sustainable rates of land uptake. The
Economics Overview (provided in Appendix D) demonstrates that
there is growing potential in the market for commercial expansion as
the population and traffic in the core economic catchment increases.
The increase in commercial land therefore provides flexibility for the
centre to grow as the market demand grows which is important as at
present there is limited, if any, vacant development capacity and
growth potential within the Te Puna commercial zone.

As stated above in relation to Policy UG 9B, the Plan Change is not
reliant on the potential commitment for the proposed connection to
the municipal reticulation.

The Plan Change proposes a variety of landscaping, including
shelter belts, landscape buffer strip, village green (with naturalised
spring) and pond (with planting on the edges). It is considered that
the Plan Change provides for quality open spaces.

The Plan Change proposes similar land use activities to that used
by NZTA in their assumptions made for the intersection modelling
for the roundabout at SH 2, Minden Road, Te Puna Road and the
associated upgrades. The expected traffic generation has therefore
already been accounted for in the design of the area.

As stated in the Integrated Transport Assessment provided in
Appendix G, the Plan Change can be supported from a transport
and road safety perspective. Internal private roading and
intersections with public road will be designed in accordance with
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Policy UG 20B requires that development of
rural areas does not compromise or result in
reverse sensitivity effects on rural production
activities and the operation of infrastructure

Policy UG 23B provides for the operation and
growth of rural production activities

Policy NH 11B incorporates the effects of
climate change in natural hazard risk
assessment. It seeks to ensure a consistent
approach to identifying and assessing coastal
hazards, which aligns with the most recent and
internationally accepted scientific knowledge
on climate change risk. This policy and Policy
IR 2B set out minimum values for climate
change projections to be taken into account
when assessing natural hazards and
identifying the types of natural hazards likely to
be exacerbated by climate change

Policy IR 2B recognises and provide for the
predicted effects of climate change having
particular regard to:

(a) Predicted increase in rainfall intensity,
taking account of the most recent national
guidance and assuming a minimum increase
in the annual mean temperature of 2 degrees
C by 2090 (relative to 1990 levels); and

(b) Predicted increase in sea level, taking into
account the most recent national guidance and
the minimum sea-level rise projections in
Policy NH 11B.

8.3.3

Austroads and Safe System Principles. A pedestrian facility is
provided across SH 2 near the bus stops. The Integrated Transport
Assessment does acknowledge the need to incorporate more
crossing facilities for pedestrians and cycling facilities as the area
develops.

The Plan Change is proposing larger separation distances between
buildings/structures and the adjoining orchards, in addition to a rule
requiring resource consent if a new sensitive activity were proposed
in the Commercial Zone.

The Plan Change will in effect remove the partial Rural zoning from
the site, however, it is not used and is not likely to be used for rural
production activities given the size of the allotment and potential
reverse sensitivity issues in the establishment of further horticulture
uses on the site. This is supported by the Economic Overview report
prepared by Property Economics (and provided in Appendix D).

The Plan Change has considered the potential flooding issues which
are likely to be exacerbated by climate change and incorporated it
into the stormwater solution. As the development sits within a
catchment which may already have downstream issues with flooding
and erosion, a relatively conservative approach to the stormwater
management is required to meet the council guidelines.

The BOPRC stormwater management guidelines state that the post
development flows should not exceed the 2yr, 10yr and 80% of the
100yr predevelopment rates. To meet these design criteria the
existing attenuation pond sizing will need to be increased from the
current 3,100m? to approximately 8,300m?. There is provision for a
7,000m? of reserve/wetland located in the natural low point of the
site so increasing the pond area is not expected to be an issue.

The Plan Change has considered the potential flooding issues which
are likely to be exacerbated by climate change and incorporated it
into the stormwater solution.

Bay of Plenty Regional Natural Resources Plan

The Operative Regional Natural Resources Plan (formerly the Bay of Plenty Regional Water and Land Plan)

became operative in December 2008.

The provisions of the RNRP have been reviewed through the preparation of this Plan Change Request. An
application for resource consent associated with the treatment and discharge of stormwater will be required
at the time of development, providing the appropriate opportunity for environmental effects to be duly
considered and mitigation measures identified. Furthermore, future development of the site is able to be
serviced by reticulated wastewater treatment disposal or OSET systems, and water supply systems.
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For the reasons contained in the Infrastructure Servicing Assessment (Appendix E), it is considered that the
proposal gives effect to the provisions of the RNRP.

8.3.4 Bay of Plenty Regional Land Transport Plan

The Bay of Plenty Regional Land Transport Plan sets the strategic direction for land transport within the Bay
of Plenty region over a 10-year period (2018-2028).

The Bay of Plenty’s response to the transport challenges they face is an Optimised Transport System.

For the reasons contained in the Integrated Transport Assessment (Appendix G), it is considered that the
proposal is consistent with the strategic direction of the Bay of Plenty Regional Land Transport Plan.

8.3.5 Proposed SmartGrowth Future Development Strategy (FDS)

A future development strategy is required by the NPS-UD 2020. This is the continuation of the work that
SmartGrowth has been doing since the launch of the first SmartGrowth Strategy in 2004.

The FDS outlines how the partnership will provide for sufficient development capacity to meet demand for
the next 30 years. The FDS is aligned with the TUS which sets out Council’s strategic direction for
responding to growth through a future spatial urban form that will provide for future growth.

The FDS was publicly consulted on in 2018 and considered growth characteristics over the next 30 years for
the land area from Waihi Beach to Pukehina, with particular focus on growth in and around Tauranga City.

The FDS identifies the following issues:

a) Aligned growth and infrastructure;

b) Dealing with uncertainty;

c) Growth funding;

d) The impacts of growth;

e) Housing affordability;

f)  Changing demographics;

g) Development trade-offs.

The Proposed SmartGrowth Future Development Strategy aims to drive discussion and decision-making
around expected population growth in the western Bay of Plenty. A Future Development Strategy is required
by the Government for high growth areas such as the western Bay of Plenty sub-region, and requires

alignment between the National Policy Statement on Urban Development Capacity 2016 and other land use
and infrastructure policy.

The Bay of Plenty is identified as being in a transition phase between previous policy frameworks and
moving forward on an emerging direction.

The SmartGrowth proposed desired outcomes include outcomes such as: growing a sustainable economy,
creating an integrated planning and settlement pattern, building communities, sustaining and improving the
environment. Urban growth is planned to be provided for in two ways: Compact City and New Growth Areas.

The Future Development Strategy acknowledges that the delivery of sufficient infrastructure is in “catch up”
mode but promotes being ready for change, with the emerging technologies in transport, the way we work
and the way we build our homes and places of business.

The Draft Future Development Strategy raises the question as to whether Te Puna should be considered for
urban development in the long term (20-30 years). The importance of the kiwifruit industry to the wider Bay of
Plenty regional economy is also acknowledged. Whilst Te Puna is not currently in a New Growth Area, it is
considered that the Plan Change is consistent with the direction of the Proposed SmartGrowth Future
Development Strategy as it is working towards the desired outcomes of growing a sustainable economy and
creating an integrated planning and settlement pattern, with improvements made to the commercial
environment.
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8.3.6 Pirirakau Hapa Management Plan

The Pirirakau Hapid Management Plan was formally adopted in June 2017. The Pirirakau Hapi Management
Plan contains information to give direction to Pirirakau leadership and management and for any party who
needs to consult or engage with matters relevant to Pirirakau hapi and their rohe tribal area.

The Pirirakau Hapl Management Plan states that Pirirakau rohe is dominated by several important
landscapes and waterscapes, including Te Puna. They seek to ensure that they are in participation of all
engagement which protects the Rural characteristic of Te Puna and prevention of urbanisation, with an intent
to ensure horticulture and agriculture opportunities will continue. The Pirirakau Hapd Management Plan also
clarifies that Pirirakau seek mitigation of projects to restore and create wetlands and that Pirirakau do not
support connections to the Omokoroa Wastewater pipeline unless mitigation of environmental effects is
required. They also propose to influence the Te Puna Community Development Plan.

The pre-application consultation undertaken included Pirirakau, and the Applicant will continue this
consultation throughout the Plan Change process. It has been suggested through the proposed amendments
to the District Plan that the resultant landscaping plan is prepared with consultation to Pirirakau.

8.4 Alternatives Considered

Section 32 of the Act sets out a methodology for assessing changes to plans, with a focus on alternatives,
benefits, and costs. In considering alternative methods it is necessary to consider different planning
methods to achieve the purpose of the RMA, including retaining the status quo.

In terms of non-regulatory methods (including research and information, education, rates relief and levying
charges), it is considered that none were appropriate in terms of achieving the objectives of the Plan
Change, particularly due to the current situation on the subject site with two different zones applying. Non-
regulatory methods therefore would not overcome the existing regulatory provisions of the District Plan and
avoid the need for resource consent. In the interest of sustainable management, adopting the zoning
technique is considered the most effective and efficient method available.

Four options have been considered in preparing this Plan Change Request:
1. Status Quo, i.e. retain existing part-Rural and part-Commercial Zone;
2. Development by Resource Consent;

3. District Plan Review;

4

Private Plan Change to rezone the site to Commercial Zone (with a scheduled site)

The following is an assessment of the alternatives considered for the purpose of this Plan Change.

Status Quo Environmental Environmental

The site will continue to be utilised in an
ad hoc manner, and not in keeping with
the expectations of the Rural Zone in

No loss of rurally zoned land.

Limited traffic movements.

terms of wide open spaces, or for
horticultural purposes.

Potential reverse sensitivity issues
associated with permitted rural productive
operations.

Does not deliver the village green, spring
and other public amenities.

Access to commercial services centres is
reliant on private vehicle use and travel to
Bethlehem.

Limited impact on existing infrastructure.

Potential amenity effects from ad hoc
development.

Economic

There are no economic benefits in retaining
the site as is as the Applicant is unlikely to
utilise the site for the purposes it is zoned. It is
not anticipated that employment for the rural
use of the land will occur.
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Economic Social

The economic cost of the status quo that | There are no social benefits identified.
the land will continue to be used
inefficiently. The site is not and will not be
used in accordance with the existing There are no cultural benefits identified.
Rural zoning in the future. This is due to

several constraints, including but not

limited to, land size which is uneconomic

to be utilised for the purposes of

traditional rural activities, and the

inappropriate use of the site for

residential purposes due to the proximity

to established horticultural uses adjacent

to the site.

Cultural

Does not deliver local commercial
employment opportunities for the Te
Puna community.

Social
There are no social costs identified.
Cultural

There are no cultural costs identified.

Lodge Resource Environmental Environmental
Consents on an

o . Loss of rurally zoned land. There are no environmental benefits identified
individual basis

. e in proceeding with resource consent(s).
Potential for reverse sensitivity effects to

not be properly considered on a consent Economic
by consent basis (particularly in regard to

A number of existing or new commercial
the nearby orchards). g

activities can be relocated or established on
There is also the potential that indirectly site leading to greater employment

there could be environmental costs opportunities for the Te Puna and wider areas.
following on from a successful resource
consent application for similar land use
activities in the Rural Zone (with others
challenging the integrity of the current Cultural
zoning framework). This could result in a
loss of rural productive land and/or rural
character over time.

Social
There are no social benefits identified.

There are no cultural benefits identified.

Ad hoc development with a lack of
integrated planning.

Economic

A single resource consent application for
a comprehensive development, or a
series of resource consent applications
would be required that would result in an
inefficient use of resources. There is a
high risk of consents being declined by
Council, and there may be difficulty in
obtaining and retaining potential tenants
during this period to ensure the economic
viability. There will be higher consent
costs due to additional reporting required,
and due to the nature of land use
consents and conditions, if Council
choose to grant the consents, over time
the applicant may need to amend those
to cater for future different tenants,
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Pursue rezoning
through a District Plan
Review

Rezone the site to
Commercial Zone (with
a scheduled site)
through a Private Plan
Change

building designs or uses — all of which
incur additional costs.

Social

Potential for resource consents to be
non-notified or limited notified and
avoid/limit the amount of consultation on
the individual proposals.

Cultural

There are no cultural costs identified.

Environmental
Loss of rurally zoned land.
Economic

The next District Plan review is
approximately 7 years away. Therefore,
this alternative includes additional holding
costs and lost opportunity costs of being
unable to develop the land for at least 7
years (at the earliest).

The economic costs involved in the loss
of rural land are low. The rural land
holding is uneconomic for the purposes
of traditional rural use given the size of
the allotment, the existing activities on
site and potential reverse sensitivity
issues in the establishment of further
horticulture uses on the site.

Social
There are no social costs identified.

Cultural

There are no cultural costs identified.

Environmental
Loss of rurally zoned land.
Economic

The economic costs involved in the loss
of rural land are low. The rural land
holding is uneconomic for the purposes
of traditional rural use given the size of
the allotment and potential reverse

Environmental

Better controls around the use of the land and
management of environmental effects through
site specific rules (e.g. visual and landscape
controls).

The development of the site can ensure no
reverse sensitivity effects on the existing
horticultural sites adjacent.

Reduces reliance of the local community
having to travel to commercial areas in
Tauranga.

Economic

A number of existing or new commercial
activities can be relocated or established on
site leading to greater employment
opportunities for the Te Puna and wider areas.

Provides local employment opportunities.

Social

Allows local residents to ‘live, work and play’ in
accordance with SmartGrowth policies through
the extension of the existing commercial zone.

Facilitate the creation of a more active ‘hub’ for
the community for activities that are currently
occurring out of zone in rural locations,
particularly with the community hall and village
green and the creation of the spring forming a
part of the Structure Plan.

Cultural

Engagement with Pirirakau to take into
account their views and relationship with the
site.

Benefits relating to additions such as providing
access to the spring due to earlier
consultation.

Environmental

Better controls around the use of the land and
management of environmental effects through
site specific rules (e.g. visual and landscape
controls).

The development of the site can ensure no
reverse sensitivity effects on the existing
horticultural sites adjacent.
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sensitivity issues in the establishment of Economic

further horticulture uses on the site. . .
The proposed plan change will provide

Social economic opportunities to both the Applicant
and future occupiers of the site through
economic opportunity, and a more efficient use
Cultural of the land without having to wait until the next
District Plan review. The Applicant has the
ability to manage the process and there are
set timeframes.

There are no social costs identified.

There are no cultural costs identified.

A number of existing or new commercial
activities can be relocated or established on
site leading to greater employment
opportunities for the Te Puna and wider areas.

Social

Allows local residents to ‘live, work and play’ in
accordance with SmartGrowth policies through
the extension of the existing commercial zone.

Facilitate the creation of a more active ‘hub’ for
the community, particularly with the community
hall and village green forming a part of the
Structure Plan.

Cultural

Engagement with iwi carried out to take into
account iwi views on rezoning.

Benefits relating to additions such as
naturalised spring due to earlier consultation.

In order to assist with the processing of this Plan Change, an ‘issues based’ Section 32 report is provided in
Appendix J.

Technical assessments that have been undertaken for this Plan Change which have provided information
that is sufficient and at an appropriate level of certainty to allow additional methods and rules to be designed
to address the residual issues identified. Therefore, an assessment of risk of acting or not acting is not
needed.

Section 32(3)(a) requires plan change proposals to be assessed in order to determine whether the objective
is the most appropriate way to achieve the purpose of the RMA. In doing so, it is thus first essential to
determine whether the objective will facilitate the purpose of the RMA, and secondly to assess the efficiency
and effectiveness of each method.

The zoning and policy framework for managing commercial development is an existing feature of the District
Plan, and to this end, the provisions relating to commercial activity have already been tested against Part 2
of the RMA. It is the imposition of a new scheduled site within the Commercial Zone and introduction of a
Structure Plan upon which the assessment is to be focused in regards to whether the change is the most
appropriate way to achieve the purpose of the RMA when compared to the other options.

In this case the rezoning being sought will allow a greater level of development to occur than the present
zoning does. Whether or not the proposed change is necessary to achieve the purpose of the RMA
ultimately turns on the adverse effects of the proposal. Such effects can be evaluated through a cost and
benefit analysis as required by Section 32 of the RMA and in accordance with Part 2 itself.

Section 6 of this report provides an analysis of the Plan Change Request against Part 2. Overall it is
considered the Plan Change Request is in general accordance with the purpose of the RMA. While the
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existing zoning of the site does achieve the purpose of the RMA by providing land for activities that might
support and encourage productivity, it is considered that the proposed change will facilitate development that
better achieves the purpose of the RMA.

The remainder of this section sets out a cost-benefit analysis of the proposal compared against retaining the
current zoning of the site (part Rural Zone, part Commercial Zone).

The following sections address the matters referred to in section 32(4)(a), being the benefits and costs of the
proposed changes.

8.6.1 Economic Benefits and Costs

The proposal represents an efficient use of the site’s resources. The Te Puna Employment Zone: Economic
Overview report provided in Appendix D recognises that the land is situated in a competitive and efficient
location to service both the local community, and to better ‘tap into’ servicing the SH 2 traffic generated by
the Tauranga market. The existing wastewater disposal, water supply, power and telephone infrastructure in
the locality does present matters that would need to be considered during detailed design however, the
development of the site is not expected to have any significant constraints relating to services. Appropriate
systems for treating and disposing of stormwater on-site will not compromise the quality of groundwater or
surface water, or the functionality of existing drainage systems in the vicinity of the site. The costs of
connecting to reticulated services and implementing the stormwater system will be borne by the developer.
SH 2, Te Puna Road and the wider road network will easily accommodate the additional vehicle movements
that will arise from the proposed development, and no upgrading of the roading network will be required.
There will also be positive economic benefits in the form of increased local employment opportunities, firstly
in the short term during the construction phase, and secondly through the establishment and operation of
new businesses and community hall. As the area has already begun a state of change through the rise in
population growth and Tauranga Northern Link, the Plan Change would enable the area to maximise on the
growth and visibility from SH 2. Finally, more intensive use of the village’s infrastructure may have positive
economic effects by reducing the per capita costs of maintaining these services.

Given the use of existing commercial zoned land in Te Puna, it is considered appropriate to enable more
land provision for the activities sought in this Plan Change. It is considered that they will build on the existing
commercial zone provision rather than undermine it, and as such be complementary. The Economic
Overview report provided in Appendix D considers that the site is in a better location to facilitate
commercial, community and light industrial growth than other vacant land in Te Puna, as well as the
business park zoning to the north due to the economic efficiencies generated through clustering of
commercial activity.

As acknowledged in the Discussion Paper prepared by Western Bay of Plenty District Council (provided in
Appendix K), for an area like Te Puna, there is no set formula used to determine how much commercial
land is needed. It is recognised that a community of this size should have access to a commercial centre to
service the immediate catchment but how big that is and the type of services it provides is largely driven by
land use zones, infrastructure capacity and the market response to community demand.

Retaining the existing part Rural Zone, part Commercial Zone, would leave an applicant facing a costly
hearing process for a notified resource consent were they to seek the type of development outlined in this
Plan Change Request, with no certainty of gaining approval.

8.6.2 Social Benefits and Costs

The Plan Change contributes to the social needs of the community. The Te Puna Village is currently very
valued by the local community and iwi, however, many commented on during the recent consultation that
they were disappointed in how Te Puna Village has been developed in a piecemeal manner.
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The proposal will make provision for the subject site to not only provide lots which could be leased by rural
commercial businesses and prefabricated building manufacturers, alongside providing a ‘hub’ where the
local community can use a centrally located community hall, village green and landscaped areas (shown in
the Structure Plan). The addition of the naturalised spring to the village green was also recognised as
beneficial to Pirirakau. As the subject site is the area of the four corners’ of the Te Puna Village which is on
the flattest land, it makes sense that this is the area of focus for social interaction. The rezoning will
contribute to a vibrant commercial and civic environment that will improve the social wellbeing of residents
and visitors alike. This is recognised in the Economic Overview report provided in Appendix D, as not only
will the community meeting hall on the site facilitate social and cultural interaction and foster a sense of
community, but there has been a community process where the message has been clearly made by the
community that they want a consolidated commercial hub in Te Puna.

8.6.3 Environmental Benefits and Costs

The Plan Change request proposes a commercial environment that will be comprehensively developed to
ensure that environmental costs are minimised. The site is currently partly within the Commercial Zone and
will not result in detached urban development with its consequential environmental effects. There will be a
loss of what is currently partially a vacant site, however this will be offset by a consolidated and coordinated
development in the context of the Te Puna Village (with better layout and landscaping). Although the loss of
rural zoned land is referred to in the alternatives considered in the assessment of this plan change, it is
important to acknowledge that in the Economic Overview report provided in Appendix D, Property
Economics considers that the proposing rezoning does not necessarily represent a ‘loss’ of rural land as it is
highly unlikely to transfer back to that use and the land holding is likely to be too small in scale to sustain a
rural productive unit.

By reinforcing the consolidation of Te Puna Village, the proposal is unlikely to generate pressure for outward
extensions of the urban area into adjoining or intervening land. The Economic Overview report provided in
Appendix D acknowledges that the rezoning is unlikely to generate significant reverse sensitivity effects for
neighbouring businesses and the site-specific controls will also ensure that the potential for reverse
sensitivity effects to occur at the nearby orchards are reduced (through the non-complying status of any
sensitive activities within 30m of Area A and the screening proposed in the Structure Plan). This is important
as it was highlighted in pre-application discussions that when the option of exploring options for the potential
extension of commercial zone on the subject site was discussed, that the only ‘con’ was the impacts on
adjacent landowners and rural character. The approach of the 30m sub area has been discussed with the
orchard owner and is considered acceptable (as 30m is the required setback as per the current Rural
zoning). Future development of the site in accordance with the existing and proposed rules is likely to
provide for a level of amenity that is consistent with and complimentary to the receiving environment.

The site’s natural resources will be protected as connections to reticulated services or OSET systems can be
established, and appropriate stormwater management systems implemented, for the development.
Developing a commercial environment and resolving the issue of having a site captured within two different
zones, will ensure the amenity values of the urban and rural environment will be maintained and, in many
respects, enhanced.

The provisions that are the most efficient and effective are those that achieve the objectives at the least
overall cost when compared to other provisions. For the purpose of this section 32 evaluation, this is limited
to those rules and methods relevant to the change. While it is accepted there may be alternative objectives,
policies, rules and methods available (e.g. less or more restrictive rules, or a suite of new bulk and location
standards), the assessment supporting this Plan Change concludes that the proposed rezoning as
Commercial Zone with a scheduled site and associated rules are appropriate to achieving the same
environmental outcome.
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Establishing the measure of efficiency and effectiveness is a process of comparing benefits to costs of
options. The environmental, social and economic benefits of establishing commercial development and
other activities such as a community hall on the site outweigh the costs, and from the above evaluation it is
considered most appropriate to adopt a scheduled site under the Commercial Zone to control and guide
development of the site in accordance with a Structure Plan. In this way, the Plan Change Request seeks to
complement and add to the District Plan’s existing planning framework to ensure compatibility between land
uses.

Rezoning of the land allows for further economic development of the Te Puna centre, further employment
opportunities for residents within the area, a more efficient use of land than the zoning currently allows for,
and the opportunity to provide landscape and visual controls to provide a high-quality environment. As stated
in the Property Economics Economic Overview report (in Appendix D), the Plan Change would provide “the
flexibility for the centre to grow as market demand grows and secures the town centre’s long-term position in
the market”.

The other options, being the Resource Consent process or waiting for the next District Plan review would
likely deliver the same or similar outcomes, albeit with further risk with the Resource Consent option and the
possibility that Council could decline the application. However, both options are considered to be inferior in
terms of efficiency of process, and do not provide the same certainty to landowners and other stakeholders.
Furthermore, the Plan Change process provides the ability for the applicant to include specific landscape and
visual controls.

It is not considered appropriate that the land remain partially subject to the restrictions of the current partial
Rural Zone. Retaining the site’s partial Rural zoning would not assist in meeting the Rural Zone’s objectives,
nor the Commercial Zone’s objectives. The site is not and will not be used in according with the existing
partial Rural zoning in the future due a number of constraints, including but not limited to, land size which is
uneconomic to be utilised for the purposes of traditional rural activities, and the inappropriate use of the site
for residential purposes due to the proximity to established horticultural uses adjacent to the site.

In the interests of time and cost effectiveness, and certainty of outcome, relying on the resource consent
process is not considered the most efficient way to achieve the purpose of the RMA. It is considered that the
Commercial Zone in addition to the scheduled site provisions and associated Structure Plan included in the
Plan Change Request are the most appropriate for achieving the objectives in relation to integrated
management and form and function of the Te Puna Village area.

In summary, the approach taken in the Plan Change Request is to seek to achieve the policy intent of both
the District Plan and the RPS, in the most efficient and effective manner. The addition of a scheduled site
within a zone, with reference to a Structure Plan, is also noted as the standard Plan Change process that
Western Bay of Plenty have been utilising.

This report concludes that the Plan Change Request is the most appropriate means of achieving the purpose
of the RMA and the objectives of the District Plan. It is acknowledged that submissions on the Plan Change
Request, and subsequent research into any issues raised in submissions, may give rise to amendments to
the Plan Change Request and this evaluation.

Section 32(4)(b) seeks to ensure that the risk of acting on uncertain or insufficient information is taken into
account.

If the Council fails to make adequate provision for commercial development within the subject site, there is
the possibility that the Applicant and the other existing businesses could be attracted away from Te Puna
Village, which could have a significant effect on the potential growth of the local economy.

The applicant is aware of the risks associated with acting with insufficient information. It has spent
considerable time and resources in gathering the information and undertaking the assessments required to
ensure the decision-making process associated with the Plan Change Request is based on sound and up to
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date information and associated with best practice on this issue. Reassurance of the benefits of acting have
been provided in particular from the community desire for a consolidated, futureproofed commercial hub and
that Property Economics consider that the proposed rezoning will contribute positively towards the delivery of
this in Te Puna.

For the above reasons there is not considered to be any potential area of uncertainty requiring specific
consideration in terms of Section 32(4)(b).

Rezoning the site to a scheduled site within the Commercial Zone and incorporating an Structure Plan to
guide development in accordance with existing and proposed rules, is considered necessary to provide
certainty as to the ability to undertake commercial development and site a community hall within the subject
site. The proposal will allow a range of land uses already acknowledged as legitimate in the District Plan, as
well as make provision for activities such as Rural Contractors Depots, Offices (ancillary to activities
occurring on site), Prefabricated Building Manufacturing (within Area B), Places of Assembly (within Area C)
and Warehousing and Storage. Furthermore, future development will be subject to site-specific rules, in
addition to existing standards that currently apply to the Commercial Zone specifically. Accordingly, it has
been demonstrated that the proposed method of zoning for commercial development can be implemented
and is enforceable and effective.

Having assessed the Plan Change Request against the provisions of Sections 32, 74 and 75 of the RMA, it
is considered that the proposal is the most appropriate way to achieve the purpose of the RMA, and that the
implementation of the proposed change will not have significant adverse effects, costs, or risks.
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9 Consultation

Prior to lodging this Plan Change request some preliminary consultation has already been completed. The
First Schedule to the Resource Management Act 1991 provides some guidance on who is to be consulted
during this phase.

The primary purpose of this preliminary consultation has been to seek feedback from parties before finalising
the content of this Plan Change request.

The Applicant has been actively engaging in recent consultation on the Te Puna Village Commercial Area.
This consultation was led by Western Bay of Plenty District Council, as an exercise to understand the Te
Puna community aspirations and the issues and opportunities for the commercial zone.

The five key issues identified for Te Puna Commercial Area include; wastewater, transport, commercial
zone, amenity and bigger picture. Further details of the consultation undertaken, and the options put forward
for each issue can be found in the ‘Te Puna Village Commercial Area: Discussion paper’ (November, 2018)
provided in Appendix K, that was produced by Cheryl Steiner from Western Bay of Plenty District Council.

The community engagement process involved the following parties:
Pirirakau

— Consultation has been undertaken with Pirirakau, being the local hapu over the area. Correspondence
with Julie Shepherd is attached at Appendix F of this document.

— Pirirakau are supportive of the naturalised spring component to the village green.

— Pirirakau have confirmed that they support the zone change and would require provision of nhaming;
Puna intent to pipe above ground as a feature; and to set aside this area for community use and
enjoyment and earthworks to require a Pirirakau cultural monitor to observe stripping.

— Consultation will be ongoing throughout the Plan Change process, with the opportunity to respond to
any particular concerns as they may arise.

NZTA

— Consultation has been undertaken with NZTA and their inputs helped to prepare the Integrated
Transport Assessment (provided in Appendix G).

— NZTA wanted to ensure that the activities they anticipated in the subject site were similar to those
proposed in the Plan Change — e.g. no high volume, short term turnover activities.

— NZTA provided a letter confirming that they do not have any concerns regarding the proposed plan
change in March 2020 (provided in Appendix L).

Te Puna Heartlands
Bay of Plenty Regional Council
Te Puna Business Network.

Adjoining land owners
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In terms of adjoining owners, the applicant has had ongoing discussions with DMS and Zariba Holdings who
have raised no concerns with the proposal on the basis that the proposal will complement existing and
proposed future uses on their sites. A meeting was held on 24 September 2020 with Syd and Lorraine
Muggeridge and the boundary of the land and the Muggeridge’s’ orchard was visited. It was agreed that a
setback for sensitive activities would apply (such as childcare, education and food & Beverage), and that
planting should be shown along the boundary as agreed on site. It was also agreed that a no-complaints
covenant would be registered on the title of the applicant’s land (outside of the plan change process) which
acknowledges the Muggeridge’s orcharding activities.

Two workshops have been held to inform the preparation of the ‘Te Puna Village Commercial Area:
Discussion paper’. Whilst these workshops involved wider discussions, the content and aims of this Plan
Change were also discussed at the workshops. The minutes of these two meetings is provided in Appendix
M.

At the first workshop on the 315t May 2019, a range of topics were discussed in terms of accessibility,
stormwater and wastewater and open space and amenities. It was at this meeting, where the potential for
bringing the spring up and creating a water feature was discussed. The concern was also raised in regard to
reverse sensitivity and the need to avoid any sensitive activities. The options in regard to wastewater were
also discussed and those attending were informed of an internal council workshop the Western Bay of Plenty
were holding to discuss the benefits and costs of each option. It was also identified that the employment of
young people is an important consideration for future development in Te Puna Village.

At the second workshop on the 17% June 2019, a first draft of the Outline Development Plan (now titled the
Structure Plan) was provided and discussed. The need for landscaping to go on the subject site was
discussed as being included in the subject of the plan change (with screening belt in addition to amenity
planting). It was also discussed in terms of the practicalities of the spring restoration, the ownership of the
stormwater reserves and how the open space and council reserve space next to the community hall will
function (including how the parking will be managed). It was confirmed at this meeting that it was Council’s
intent to link Te Puna Village into the pipeline, but that work needed to occur on how this might occur. It was
requested that a rule should be proposed in the plan to include a final detailed landscape plan, and this has
been included in this Plan Change Request. It is acknowledged that it was discussed that there would be
three pockets included in the proposing zoning of the Plan Change, however, the need for three separate
sub zones has been avoided through the detail of the scheduled site rules. It was confirmed that Bay of
Plenty District Council have used the scheduled site approach before for sites such as Comvita.
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10 Conclusion

Te Puna Springs Estate Limited have proposed the Plan Change as discussed within this document. The
purpose of the Plan Change is to provide for a scheduled site within the Commercial Zone for the Te Puna
and northern Western Bay area. The site is strategically located behind the existing Commercial zone and
can be considered a logical extension to that zone. It is an efficient use of land which is unlikely to be used
for the purposes of which it is currently zoned and will allow the owner of the site to relocate his business
from Tauranga and to also beautify the site.

The current zoning provides no opportunities for the expansion of the Commercial zone, or for the applicant
to utilise the site for anything other than horticultural or rural uses. There is no permeant dwelling on site, and
the site is unlikely to be used for residential occupation given the proximity to the State Highway and high
traffic volumes and associated noise from the BP service station.

A comprehensive masterplanning exercise has been undertaken with a variety of experts to establish the
best fit for this site and ensure the best possible environment, social and economic outcomes possible.

Extensive work and research has been undertaken in producing this Plan Change which is supported by a
range of technical assessments. In addition, the Plan Change is considered to be consistent with the
National Policy Statement on Urban Development Capacity, Regional Policy Statement and SmartGrowth.

Having evaluated the alternatives in accordance with Section 32 of the RMA this Plan Change is considered
the most appropriate planning response, consistent with the higher order policy documents and meets the
relevant statutory criteria
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Appendix A
Records of Title
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RECORD OF TITLE
UNDER LAND TRANSFER ACT 2017
FREEHOLD
Guaranteed Search Copy issued under Section 60 of the Land
Transfer Act 2017
R.W. Muir
Registrar-General
of Land
Identifier 873798
Land Registration District South Auckland
Date Issued 11 January 2019
Prior References
743718
Estate Fee Simple
Area 5.4764 hectares more or less
Legal Description Section 11 Survey Office Plan 491908 and
Section 2 Survey Office Plan 529511
Registered Owners
Te Puna Springs Estate Limited
Interests
S477228 Gazette Notice declaring State Highway 2 fronting the within land to be a limited access road - 8.4.1970
at 9.50 am
6677589.3 Mortgage to ANZ National Bank Limited - 6.12.2005 at 9:00 am
10132424.1 Notice pursuant to Section 18 Public Works Act 1981 - 24.7.2015 at 5:17 pm
Transaction Id Guaranteed Search Copy Dated 11/07/19 10:18 am, Page 1 of 3
Client Reference 251282 - Title for Claire Steele Register Only
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RECORD OF TITLE
UNDER LAND TRANSFER ACT 2017
FREEHOLD

Guaranteed Search Copy issued under Section 60 of the Land
Transfer Act 2017

R.W. Muir
Registrar-General
of Land

Identifier 883144

Land Registration District South Auckland
Date Issued 01 April 2019

Prior References
873797

Estate Fee Simple
Area 4500 square metres more or less
Legal Description Section 1 Survey Office Plan 529511

Registered Owners
Western Bay of Plenty District Council

Interests
Subject to section 11 Crown Minerals Act 1991
Subject to Part IVA of the Conservation Act 1987

Transaction Id Guaranteed Search Copy Dated 11/07/19 10:20 am, Page 1 of 2
Client Reference 251282 - Title for Claire Steele Register Only
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Proposed Structure Plan
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Client: Te Puna Springs Estate

ECONOMIC OVERVIEW Project No: 51731
Date: October 2019
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1. INTRODUCTION

Property Economics has been engaged by Aurecon, on behalf of Te Puna Springs Estate Limited,
to provide a high-level economic overview of the implications of their proposed Plan Change to

rezone their land at 23 Te Puna Road, Tauranga.

It is Property Economics understanding that under the Western Bay of Plenty (WBOP) Operative
District Plan (ODP) a small portion of the existing site is currently zoned Commercial Business as
forms part of the Te Puna Town Centre, with the balance being zoned Rural. The applicant seeks
to have the rural component of the site rezoned to be an extension of the Commercial Business

Zone, with specific landscaping and building design controls.

The economic overview has a specific focus on the appropriateness and potential RMA
economic effects associated with the use of approximately 4.75ha of land currently zoned rural
activity being rezoned for commercial business purposes. It will consider the practical
appropriateness of the land in question to be zoned either rural or commercial businesses,
through the consideration of WBOP ODP provisions and community aspirations. The
assessment will also consider whether the proposed rezoning would have propensity to
generate adverse economic effects on the existing commercial zoned Te Puna Town Centre in
the context of the RMA.

W: www.propertyeconomics.co.nz E: info@propertyeconomics.co.nz P: 09 479 9311 A:1/44D Constellation Drive,
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2. LOCALISED TE PUNA MARKET

The subject site at 23 Te Puna Road is situated on the north-western edge of the Te Puna Town
Centre and is currently occupied by a house removal business. The total site occupies
approximately 5.91ha, with 4.75ha being within the Rural zone and 1.16ha being zoned

Commercial Business.

Figure 1 below shows the site outline, as well as the surrounding Commercial Business zone of

the Te Puna Town Centre.

FIGURE 1-TE PUNA TOWN CENTRE - SUBJECT SITE AND COMMERCIAL BUSINESS ZONE

Legend

Subject Site
[T Commercial Business Zone &

8

Source: Property Economics, WBOP District Council

To assess the appropriateness of an expansion to the Commercial Business zone, it is important
to understand and assess the size of the localised market which the Te Puna Town Centre more
frequently services, albeit acknowledging the town centre’s SH2 location and traffic flow is an

important ‘lifeline’ to the commercial viability of the centre.

W: www.propertyeconomics.co.nz E: info@propertyeconomics.co.nz P: 09 479 9311 A:1/44D Constellation Drive,

Iltem 9.1 - Attachment 1 Page 78



Policy Committee Meeting Agenda 19 October 2021

517133

Figure 2 below illustrates the indicative localised economic market for Te Puna. Given the more
rural nature of Te Puna’s localised economic market and roading access to SH2, the commercial

core would service a market slightly wider than just the immediate Te Puna area itself.

This economic market is not intended to represent the entire catchment for Te Puna given
SH2's influence, but the localised area where residents would utilise the Te Puna Commercial

Centre on a more frequent basis.

FIGURE 2 - TE PUNA LOCALISED ECONOMIC MARKET

Legend

Subject Site
["] Commercial Business Zone
[ Core Catchment
AR SRHG
3000 8 4000 mi |
e

i P00

Source: Property Economics

Figure 3 following displays the population and household growth projections within the
identified catchment (Figure 2) and represents Te Puna’s localised economic market. These
projections are derived from the Property Economics Growth Model with the base inputs being

the most recent Statistics New Zealand (SNZ) Medium series projections.

W: www.propertyeconomics.co.nz E: info@propertyeconomics.co.nz P: 09 479 9311 A:1/44D Constellation Drive,
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The identified catchment is estimated to currently have a population base of around 3,750
people and 1,350 households (rounded). This is forecast to grow to 4,100 and 1,500 respectively

over the projection horizon to 2038 under the SNZ Medium growth series.

Tauranga is a city with a predisposition to achieve higher growth rates than projected, and Te
Puna would benefit from this. As such, Property Economics consider it prudent to consider a
high growth scenario as well. Under the SNZ High growth scenario, population for the localised
catchment is forecast to grow to around 4,750 by 2038, with households growing 1,750 over the

same forecast period.

FIGURE 3 - TE PUNA CATCHMENT FORECAST POPULATION AND HOUSEHOLD GROWTH
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Source: Property Economics, Statistics NZ

Figure 3 shows that while the population base nominally may not be large in commercial terms,
it is forecast to be a growth area. This, combined with the likely continual growth in SH2 traffic
(and the market this offers Te Puna) means the level of demand for commercial activities and
services in Te Puna is likely to grow over the foreseeable future, increasing the requirement for

commercial land locally.

NZTA reported that there were approximately 18,000 vehicles per day travelling through Te
Puna on SH2 in 2016 and have an objective of increasing the SH2 road capacity to cater for

23,000 vehicles per day by 2025. This would elevate Te Puna commercial demand further.

W: www.propertyeconomics.co.nz E: info@propertyeconomics.co.nz P: 09 479 9311 A:1/44D Constellation Drive,
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The aforementioned data shows there is growing potential in the market for commercial
expansion as the population and traffic in the core economic catchment increases. However, it
is expected that Te Puna will continue to draw commercial activity from a wider catchment
than in Figure 2, due to its location on a main arterial route (SH2) in and out of Tauranga, as well
as the type of activity present in the Town Centre.

W: www.propertyeconomics.co.nz E: info@propertyeconomics.co.nz P: 09 479 9311 A: 1/44D Constellation Drive,
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3. ECONOMIC OVERVIEW

3.1 SITE AND SURROUNDING AREA CONSIDERATIONS

At present, the 5.91ha site sits on 4.75ha of rural zoned land and 1.16ha of commmercial business
land and is occupied by a house removal business. This current use is deemed a more industrial
yard type use, however, is operating on rural zoned land. When identifying the costs and
benefits of the proposed rezoning, including the loss of rural land, it is imperative to consider
the current fact that the land is not being utilised for rural activities, despite being zoned as

rural.

As such, the proposed rezoning does nhot necessarily represent a ‘loss’ of rural land in Property
Economics view as it is highly unlikely to transfer back to that use as the land has not been
utilised for rural activities for a number of years. From a commercial viability perspective the
subject land holding is likely to be too small in scale to have the ability to sustain a rural

productive unit.

Property Economics consider that the existing zoning of the site is not in line with the current,
and potential use of the land, with the proposed zone change creating a more economically

efficient use for both the site and the adjacent Te Puna Town Centre.

The existing Commercial Business zone in Te Puna Town Centre is occupied by a range of
activities including industrial service activity, a motel and a small number of retail and
commercial service activities. As such the proposed development would not compete with the
Te Puna Town Centre, but act as a complementary rezoning. The proposed development will

provide a range of commercial and light industrial activities, including:

e Prefabricated building manufacturing
e Places of assembly
¢ Warehousing and storage

e Ancillary office to activities occurring on site

In Property Economics opinion, these activities will complement the existing commercial
activity within the Te Puna Town Centre and supporting its existing role and function, creating a
futureproofed, consolidated commercial hub for Te Puna. A functioning consolidated
commercial hub will provide certainty of investment as well as assist in long term infrastructure

planning for Te Puna.

The increase in commercial land provides the flexibility for the centre to grow as market
demand grows and secures the town centre’s long-term position in the market. This is
considered important as at present there is limited, if any, vacant development capacity and

growth potential within the Te Puna commercial zone.

W: www.propertyeconomics.co.nz E: info@propertyeconomics.co.nz P: 09 479 9311 A:1/44D Constellation Drive,
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3.2. DISTRICT PLAN AND COMMUNITY CONSIDERATIONS

The commercial zone in Te Puna was included in the District Plan many years ago to recognise
and promote the existing activities that were already operating, or planned at the time. The
zone is intended to provide a vibrant commercial environment that fosters and encourages
social and cultural interaction. The rules are fairly permissive in terms of classification of activity,

as well as no set formula used to determine the quantum of commercial land required.

It is set out that the commmunity should have access to a commercial hub that is large enough to
service the immediate catchment, with the size and scale of this activity driven by land use
zones, infrastructure capacity and the response to demand in the market. Property Economics
agree this is appropriate as it supports economic efficiencies, as well as economic wellbeing of

the community and improved social amenity.

A discussion paper regarding the Te Puna Village Commercial Area in November 2018 by the
Western Bay of Plenty District Council outlines the commmunity’s vision and aspirations for the

commercial area, as well as responses to forecast challenges surrounding the commercial area.

The discussion paper outlines that a key consideration for the commercial area in Te Puna is the
Te Puna Community Plan, developed in 2017. The plan outlines community aspirations for Te

Puna, as well as frameworks for how these might be achieved.
Key conclusions from the community plan include:

e The community recognises the importance of the Te Puna commercial area for

resilience (food, services and resources).

e Te Punais to be kept essentially rural by limiting industrial and commercial areas to
current locations. This includes consolidating any future development to the existing

commercial areas.

During consultation with the community, it was documented that the community believe there
are limitations to commercial growth in the area, as the supply of commmercial land available is

not enough to facilitate growth.

As outlined earlier, Te Puna’s location on SH2 as a growing arterial route in and out of Tauranga,
as well as 22% forecast population growth over the next 20 years (under the SNZ High scenario)
shows that there is growing demand for commercial land in the area, however there exists
limited expansion potential. Of the 5.5ha of commercial zoned land in Te Puna, there is very

limited, if any, opportunity for growth as the bulk of the land is already occupied / developed.

W: www.propertyeconomics.co.nz E: info@propertyeconomics.co.nz P: 09 479 9311 A:1/44D Constellation Drive,
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4. SUMMARY

Overall, both subject site and surrounding area considerations as well as WBOP ODP and
community considerations show that the rezoning of the land at 23 Te Puna Road to be an
extension of the Te Puna commercial zone is a more economically efficient, and desirable

outcome for the community of Te Puna.

The land is situated in a competitive and efficient location to service both the local community,
and to better ‘tap into’ servicing the SH2 traffic generated by the Tauranga market which

benefits the local Te Puna economy.

It is of Property Economics opinion that the site proposed to be rezoned is in a better location to
facilitate commercial, community and light industrial growth than other vacant land in Te Puna,
as well as the business park zoning to the north. This is due to the economic efficiencies
generated through clustering of commercial activity e.g. certainty of investment and ease of
infrastructure development, and the site being adjacent to the existing commercial zone

representing a ‘natural’ extension of the zone.

Not only is it considered a more economically efficient location for development, but the
proposed development is also in line with community aspirations for a consolidated
commercial hub in Te Puna, and will contribute to the aspiration of Te Puna as a ‘village’like

commercial area, akin to Matakana to the north of Auckland.

The community meeting hall on the site will facilitate social and cultural interaction within the
area and help foster a sense of community, while the commercial aspects of the development
would provide the opportunity to create a high-quality commmercial hub for local businesses to

expand.

On the whole, the proposed rezoning will foster the development of complementary activities
to the existing provision in the Te Puna Town Centre and will positively contribute to creating a
consolidated, futureproofed commercial hub for the benefit of the community in Te Puna. In
essence, the proposed rezoning has no meaningful potential to adversely affect the role,
function vitality and viability of the Te Puna Town Centre (in fact it would support these
functions), and is unlikely to generate significant reverse sensitivity effects for neighbouring

businesses.

Given the above, Property Economics do not believe a full economic impact assessment of the
proposed rezoning is necessary given the land in question is in a competitive and economically
efficient location to extend the Te Puna commercial area while maintaining a consolidated

commercial hub, as well the type of development aligning with community aspirations for the

commercial area.

Yours faithfully

Tim Heath

Director

W: www.propertyeconomics.co.nz E: info@propertyeconomics.co.nz P: 09 479 9311 A:1/44D Constellation Drive,
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APPENDIX 1 - TE PUNA SPRINGS DEVELOPMENT PLAN
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Te Puna Springs Estate
Infrastructure Servicing Assessment
Supermac Group Ltd

Reference: 251282

Revision: 1

2019-10-30
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Document control record

Document prepared by:

Aurecon New Zealand Limited
Ground Level 247 Cameron Road
Tauranga 3110

PO Box 2292
Tauranga 3140
New Zealand

T +64 75786183

F +64 75786143

E tauranga@aurecongroup.com
W aurecongroup.com

A person using Aurecon documents or data accepts the risk of:

a) Using the documents or data in electronic form without requesting and checking them for accuracy against the original hard copy
version.

b) Using the documents or data for any purpose not agreed to in writing by Aurecon.

Document control

Report title Infrastructure Servicing Assessment

Document code 251282-0000-REP-CC-0001 = Project number 251282

File path P:\Projects\251282 - Supermac - Te Puna Springs Estate\Project Delivery\Civil\Reports\251282-
0000-REP-CC-0001 Services Assessment Report.docx

Client Supermac Group Ltd

Client contact Client reference

Rev | Date Revision details/status Author Reviewer Verifier Approver

(if required)
1 2019-10-29 Issue to Client T. Hambrook = N. Raynor N. Raynor
Current revision 1

Approval

Author signature Approver signature
Name T. Hambrook Name N. Raynor
Title Civil Technician Title Technical Director

Project number 251282 File 251282-0000-REP-CC-0001 Services Assessment Report.docx 2019-10-30 Revision 1 #
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1 Introduction

This infrastructure services report has been prepared to accompany the plan change request submitted by Te
Puna Springs Estate Limited (“Te Puna Springs”) and covers the site located on the corner of Te Puna Road
and State Highway 2 (SH2). According to the District Plan, a portion of the site along Te Puna Road is zoned
as Commercial with the remainder of the site being zoned as Rural.

The site has a combined area of 5.93 ha, of which approximately 2 ha is currently being used by the Supermac

Group.

The roading network adjacent to the site has recently been upgraded, with a new roundabout at the intersection
of Te Puna Road and State Highway 2; and a new road that provides access to the BP service station and
adjoining commercial properties. The access road to the BP service station bisects the proposed site.

Te Puna
Springs Site
: Access to BP
service station
Existing
pond "
embankment /

k]
©

o

o

& Existing

£ roundabout

2

Drainage paths

Mindep, Road

Figure 1: Site Locality’

Based on 2014/15 lidar data from LINZ, the site has a maximum elevation of approximately 24m RL at the
north-east and a minimum elevation of 10.6m RL at the north-western corner of the site. The site is bisected
by a network of natural open channels that merge and flow into an existing ponding area behind an earth
embankment. The pond outlet is fitted with two 300mm dia discharge pipes that discharge into a stream that

merges with the Oturu Creek approximately 730m downstream.

The open channel network subdivides the site into three catchments. The north-eastern catchment generally
slopes at a grade of 3.5 to 5% towards the open channel. The south-western catchments have steeper grades

varying from 8 to 15% towards the open channels.

1 Aerial imagery sourced from LINZ, bay-of-plenty-0125m-urban-aerial-photos-2014-15

Aurecon 251282-0000-REP-CC-0001, 2019-10-30 ® 5
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2 Proposed Development Plan

The proposed development plan involves subdividing the site into 8 lots and rezoning for commercial purposes.
The indicative development plan is shown in Figure 2.

Figure 2: Proposed Te Puna Springs Development Plan?

Table 1 provides more information on the anticipated land utilisation and occupancy based on the information
available. The information contained in Table 1 is provisional and subject to refinements during the future
design stages.

Table 1: Land Utilisation and Occupancy

Commercial 11165 1500 5 Staff 10-15
= 1200 = 5 Staff
2 General commercial and 5030 = 1200 = 5 Staff 30
12 Workshop units = 12x50= B 12 x 2 = 24 Staff
600
3 Te Puna Memorial Hall 2850 = 600 = 120 Visitors 60
= 3 Staff
4 Village green and spring 2450
5 Commercial/The group 3630 = 570 = 12 Staff 15
6 Commercial and retail 2680 = 450 = 3 Staff 10

2 Sourced from Boffa Maskell Drawing. T18002 Rev 1

Aurecon 251282-0000-REP-CC-0001, 2019-10-30 # 6
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7 Supermac Group - the @ 18600 1400 15 Staff
existing portion of the site 1050
used by Supermac will be
cleared and re-established
on the proposed lot

8 Boat Place - Retalil 1920 420 5 Staff

3 Site Access and Internal Roads

15-18

Two access locations are proposed for the site, one along SH2 shown as (A) (via an existing road servicing
the commercial development adjacent to the proposed site), and the other from Te Puna Road shown as (B).

These proposed access locations are shown in Figure 3.
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Figure 3:Proposed Site Access and Internal Roads?

The proposed access along SH2 is located within the vicinity of an existing open channel. To accommodate
the road, the existing channel will require infilling in conjunction with the extension of a 750mm dia culvert

installed beneath SH2 (discussed in greater detail in Section 5).

The Western Bay of Plenty District Council Development Code (WBOPDC) requires that proposed roads
comply with a set of design criterion. Accordingly, commercial roads are required to have a minimum road
reserve width of 20m and maximum grades of 5% along the road. Based on a broad brush conceptual
geometric design of the proposed road, it is anticipated that approximately 3500m? fill will be required to

construct the road, based on a road carriageway width of 11m and fill batters of 1V to 3H.

Access to the individual lots, as described in Section 2, shall be in accordance with WBOPDC drawing W435,

with a minimum apron width of 6m and backing slab width of 5.4m for dual access.

Based on the site access and internal roading assessment, the WBOPDC design requirements will be met.

3 This material is based on LINZ services provided by the Open Topography Facility with support from the National

Science Foundation under NSF Award Numbers 1557484, 1557319 & 1557330
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4 Landform and Building Platforms

The site is bisected by a few natural open channels, resulting in an undulating terrain. To facilitate an increased
land utilisation and to meet the requirements of the proposed development plan, some of the lots proposed
may require some shaping.

Figure 4A shows the undeveloped landform with 0.5m contour increments. Lots 3 to 6 and Lot 8 generally
slope from east to west at grades of 5% or less. However, Lot 1, 2 and 7 have steeper slopes due to the
positioning of the existing open channels within their boundaries. To support the proposed development, the
landform of these Lots will be reformed/shaped through the removing of material in certain areas and
placement of suitable material in other areas. The majority of placement and compaction of suitable material
will take place within the existing open channels.

Infilling of the natural open channels will necessitate the installation of piping to accommodate flows from
upstream catchments (discussed in greater detail in Section 5).

A high-level, conceptual landform design was completed to facilitate the potential for increased land utilisation,
see Figure 4B. The indicative cut and fill requirements to form the proposed landform design are approximately
24000m3 cut and 25000m? fill. Assuming a compaction factor and the unsuitability of topsoils for structural fill
it is envisaged that some material will need to be imported to the site to complete these landform adjustments.

Further refinements to the landform design during the detailed design stages may optimise the required
earthworks quantities, which should be conducted in conjunction with a detailed geotechnical assessment and
survey.

A- Existing Site
Landform with Road @ ’y

B- Shaped Site
Landform with Road @

Figure 4: Pre and Post Shaped Landform

The preliminary landform allows for freeboard above the expected water levels within the stormwater detention
area. Based on the LINZ topographical information, the existing embankment wall has an elevation of 14.25m
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RL and this will be maintained with the new pond design. Based on the nested 100yr event the maximum water
level will 14.24 RL (refer to Section 5).

Lot 7 has the lowest elevation in the proposed development, with an elevation of approximately 14m RL at the
north-western corner of the Lot (refer to Figure 4B). This area may be prone to occasional flooding and
buildings on the site will need to be constructed with floor elevations above 14.54 RL.

The levelling of Lot 1 to create a building platform at RL 17.5 will effectively cut off the existing stormwater
channel entering the site from the West of lot 1. To mitigate and effect on the neighbouring property this
stormwater channel will be conveyed via a pipe network to the attenuation ponds (see chapter 5.4 On-site
Stormwater Management, for more details on this).

Aurecon 251282-0000-REP-CC-0001, 2019-10-30 ®9
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5 Stormwater

The Te Puna Springs Estate site is located at the downstream end of a larger catchment. A few natural open
channels exist on the Te Puna Springs Estate site that discharge into an existing attenuation pond behind an
embankment located within the site boundary.

The pond was originally constructed by DWS Progrowers Limited to attenuate flow from their site. DWS
Progrowers Limited proposed alterations to their site in 2007, whereby increasing their hardstand area. A
stormwater pipeline was constructed from their site, running through the Te Puna Springs Estate site and
discharging into the pond. According to the BOPRC Resource Consent (application number 63865), the
attenuation formed by constructing the embankment reduced the pre-development flow from 2.7m?3/s to a post-
development flow of 0.82m3/s for the 10% AEP, 60minute storm event.

Since the construction of the pond, SH2 was upgraded (2015-16), by constructing the roundabout at the
intersection with Te Puna Road / Minden Road. We have not seen any of the consents associated with this
work however it is not anticipated that the alterations to the highway, and associated stormwater infrastructure,
would have significantly impacted the peak runoff quantities discharging into the Te Puna Springs Estate site.

Topographical information extracted from the LINZ data service (LIDAR was captured by BOPLASS Ltd and
supplied by OpenTopography, dated 2014-15), was used to create a digital elevation model (DEM). The dam’s
upstream catchment area was delineated based on the DEM. The delineated catchment has an area of
approximately 38ha and is shown in Figure 5.

Total Catchment Area

N 38 ha ~~—

Existing DWS
Stormwater pond Progrowers Ltd

S

\ Areas assumed to have
onsite attenuation for 10%
AEP (Area = 6.4ha)

Figure 5: Pond Catchment and Sub-Catchments Based on Roughness Coefficient
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It is assumed that the existing commercial developments, with the exclusion of the DWS Progrowers Ltd site,
has been constructed to attenuate the 10% AEP runoff within their site boundaries. The commercial sites in

question are shown in Figure 5.
The stormwater management philosophy for the proposed Te Puna Springs Estate Development is to collect
and treat the stormwater using combined inline extended detention and attenuation ponds which will replace

the existing pond and discharging into the water course at the existing point.

Current BOPRC guidelines require that the pond is designed to attenuate to 80% of the 100-year ARI
predevelopment flows and match the 10-year and 2-year ARI predevelopment flows to ensure there are no
downstream impacts from increased runoff. To mitigate any erosion effects from events smaller than the 2yr
ARI, an extend detention pond will be used to distribute these runoff volumes over a 24hr period.

Using the Ramser-Kirpich formula, the Time of Concentration (ToC) was calculated to be approximately 17
minutes. This was based on the longest water course and slope based on the average area methodology.

Similar results were achieved using the SCS ToC formula.

5.1 Existing Pond

The current pond design has twin 300mm dia pipe outlets located at approx. RL 11.75 and an approximately
9mtr wide spillway located at RL 14.5. See Figure 6 below showing the aerial view and cross section of the

existing pond.
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Figure 6: Existing Pond and Tributary Flows (overtopping at RL 14.25m)

As shown above the existing pond area at full level is approximately 3100m2 and extends towards the SE
following the existing gully and overland flow paths.
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Using a 24hr nested storm off the existing catchment the existing pond is shown to exceed its capacity in
even a 2yr storm event, with the Top Water Level (TWL) exceeding the crest level, and provides limited
attenuation.

The 2yr, 10yr and 100 yr existing catchment flows have been calculated using the HEC-HMS with the
existing stage storage for the existing ponding area and this has determined the existing predevelopment
flows. These are detailed in Table 2 below.

5.2 Stormwater Pond Sizing

The HEC HMS stormwater model was then used to test increased storage and outlet configurations behind to
provide the attenuation to match the target flow rates based on the predevelopment rates for the 2yr, 10yr and
80% of the 100yr. To calculate the 100yr target the existing contribution from the development site was
determined, and 80% of this value was added to the balance of the catchment’s flow to determine the maximum
discharge in the 100yr event.

The resulting discharge rates and top water levels are shown in Table 2 below.

Table 2: Peak flow rates for Pre and Post development during 2,10 and 100yr ARI events

4.22 at RL 14.6m 3000 12.62 2x 1050mm dia

i.e. spillin pipes at invert

( piling) level 11.35 RL

10yr 7.62 at RL 14.7m 7.53 5200 13.38 2x 825 mm dia
(i.e. spilling) pipes at invert

level 12.625 RL

100yr 11.84 (1.98 from site + 10.53 8300 14.24 As above
9.85 from the rest of
the catchment) at RL
14.77m (i.e. spilling)
Targeting = 80% of
1.98(1.6) +9.85 =
11.45

The peak runoff flows from the combined catchments were also calculated using the Rational formula for
comparison and these results can be seen in the stormwater calculations in Appendix A.

The proposed green space area in the scheme plan covers approx. 7000m? and it is envisaged that the
designed attenuation ponds and extended detention ponds would require approx. 4000 m2 of this space to
create the require volume. Some excavation and shaping between levels RL 11.25 to RL 14.25m will be
required to achieve these storage volumes.

A representation of the possible pond position and the area required is shown below in Figure 7. The pond
will be positioned within the existing watercourse area and will for the most part be reduced to a small channel
running down the centre of the gully.

The embankments of the ponds and edges of the channel will be planted with wetland species and the
surrounding area can be planted with larger species as is typical of a reserve/recreational area.
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Total pond areas = 4000m? ,

Max depth = 3m

Figure 7: Possible stormwater pond sizing and available area.

5.3 Water Quality and Extended Detention

Two combined extended detention and water quality ponds are planned to be used adjacent to the existing
main channel flow and separate from the rest of the catchment. They will be separated from the watercourse
by low embankments which will be planted with wetland species.

Based on BOPRC guidelines the WQV has been assessed at 1580 m? (650 + 930m3) from the areas
highlighted in Figure 8 below. The extended detention volumes required are then calculated to be 1900m3

(780+1120) see stormwater calculations in Appendix A.
EDV pond 2 location 4’
(1120m?3) servicing the
North of the site

EDV pond 1 location
(780m3) servicing the
south of the site

Contributing areas
outlined in red

Figure 8 - EDV pond location and catchment areas

During the 100yr storm events it is envisaged that the extended detention ponds will be inundated and the
storage volume above these ponds will form part of the attenuation pond storage capacity.
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54 On-site Stormwater Management

Stormwater on site will be collected by roadside catchpits and open swales which will divert the stormwater
flow into the gravity pipe network. The gravity network will convey all stormwater into the two extended
detention ponds located either side of the main flow path for the greater catchment.

The stormwater channels that currently passes through proposed lots 1 & 2 will be connected to the new
attenuation ponds by an extension of the existing culverts beneath the proposed fill material as shown by the
red arrows in Figure 9. As these existing channels are already culverted, beneath an access crossing just
inside the site boundary and under State Highway 2, this additional piping is not expected to cause any
increase upstream from “heading up” at the inlet.

Overland flows from the southern side of SH2 will cross SH2 at the low point, overland flow down the service
lane to approximately the location of the proposed road entry. This access road will be designed to provide
overland flow to the attenuation pond to ensure the full upstream catchment passes through the pond.

From the extended detention ponds the stormwater will then be released at the controlled rate into the main
attenuation pond located in line with the existing stream flow at the site of the existing pond which is the natural
low point within the entire site. See Figure 9

It is understood that the Hall located on Lot 3 will have its own on-site stormwater attenuation system such as
storage tanks and soakage, however for this initial assessment, this area has been included in the catchment
calculations for the developed site.

Access way low point ?

= \ . _

\ SH2 Low point /V Overland flow path

Piped culvert extensions

Figure 9 - Onsite stormwater management network
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6 Sanitary Sewer

The proposed Te Puna Springs Estate site is located within an area that is not currently serviced by council
reticulated sewer infrastructure. Therefore, the wastewater will either need to be treated and disposed of using
onsite effluent treatment systems (OSETSs) or alternatively a new reticulated system connecting to the existing
rising main in Omokoroa or conveying the wastewater to a new treatment plant or disposal field on nearby
land.

WBOPDC have recently conducted a community engagement program to understand the requirements within
the Te Puna commercial area (see Appendix B and C). Five key issues were identified through this
consultation of which wastewater management was one of them.

As a result, WBOPDC then engaged with consultants Pattle Delamore Partners Ltd (PDP) to conduct an
assessment on the Te Puna wastewater servicing options and their report was completed in May 2019 (see
Appendix A). The PDP report identified that the existing OSET systems for the current commercial businesses
were undersized or not installed at all suggesting that current wastewater treatment within the area was not
meeting the required standards.

At this point no plans have been confirmed for the proposed connection to the municipal reticulation although
an update is expected at the end of October. For the purposes of this report both on-site treatment and the
connection to an offsite municipal treatment or connection to the existing Omokoroa rising mains have been
considered.

Typical design flows (extracted from Table H3, NZS 1547:2012 - On-site Domestic Wastewater Management)
were used to calculate the anticipated daily flows from each of the proposed Lots. The findings are summarised
in Table 3.

It is understood that the Hall located on Lot 3 will have its own on-site waste water treatment system and will
be managed separate to the Te Puna Springs development.

Table 3: Provisional design flows for treatment and onsite disposal

1 500

10 Staff 50 2500
2 29 Staff 50 1450 7250
3 120 Visitors® 30 3750 112509
3 Staff 50
4 N/A N/A N/A N/A
5 12 Staff 50 600 3000
6 3 Staff 50 150 750
7 15 Staff 50 750 3750
8 5 Staff 50 250 1250
6.1 Reticulation to off-site treatment or existing Council
network

Disposal of the wastewater to either a remote disposal field for treatment or connection to the existing council
rising main and treatment plant facility will likely require a pipeline located within the berm of Te Puna road.
To date there has been no consideration regarding the location of a remote disposal field so a conservative
approach on the treatment and disposal field should be employed.

4 Refer to Figure 4 for proposed Lot layout

5 The number of visitors will be intermittent, however on a worst-case scenario, 120 visitors are expected

6 Lot 3 will have its own on-site waste water treatment system and will be managed separate to the Te Puna
Springs development
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Due to the topography in the area (falling away from the road to the west) both of these systems will require
effluent to be pumped from the individual lots back up to the sewer main at the road.

A network of storage tanks, pumps and rising mains would be needed to convey the wastewater back up to
Te Puna Road and connection to the chosen Municipal disposal system. An example of the possible pipe
network is shown below in Figure 10.

All pipe networks should be constructed in accordance with WBOPDC development code guidelines.

Possible location Individual lot connections to
of the pump station the internal gravity network

o

Internal rising main
connecting to Te Puna road

Proposed rising main
connecting to Omokoroa
rising main

Figure 10 - Wastewater pipe network proposal

Initial discussions with WBOPDC suggest that there are already capacity issues within the Omokoroa
catchment and hence it is unlikely that the Te Puna commercial area will be able to connect directly into this
existing infrastructure without other upgrades to the system being completed.

Based on the anticipated occupancy shown in Table 1, Lots 2 and 3 may require more sophisticated treatment
systems to accommodate the high occupancy, whereas the remainder of the Lots should only require typical
on-site effluent treatment systems and disposal fields.

6.2.1 Sewage Treatment

According to Table J1in NZS 1547:2012, septic tanks of capacity of 3500L and 4500L will be sufficient to cope
with the design flows for the proposed Lots.

Treatment products such as the Oasis Clearwater Aerated wastewater treatment systems (refer to Appendix
E), or similarly approved, are recommended for high design flow applications.

6.2.2 On-site Disposal

Based on the anticipated ash soils found in the area, the site is expected to have a weakly structured Category
3 type soil (NZS 1547:2012, classification of loamy material), however this, together with other soil properties
will require further investigation prior to detailed design of the disposal system. Based on the relatively low-
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density building proposal there is not expected to be any issues allocated space for the required disposal
fields.

The proposed option for the Te Puna Memorial Hall site will have the highest effluent production and hence
the largest disposal field of approx. 542m2. This based on a 30mm/day DLR for Secondary treated effluent
and generic trench width of 450mm, depth of 400mm and spacing of 1500mm between trenches.

Based on an available green space area of land of approx. 1400m? (see Figure 11 below) there is expected to
be sufficient space for the disposal field.

Figure 11 - Available land for disposal field

The remainder of the Lots have lower effluent generation and should therefore also have sufficient capacity to
accommodate parking and disposal field requirements, and therefore, the wastewater servicing requirements
are met for the Te Puna Springs Estate development.
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V4 Water

A 200 mm dia water main fronts the site on Te Puna Road and a 150 mm dia fronts the site along SH2. Based
on the WBOPDC, a peak hourly flow rate of 1.5L/sec/ha is anticipated to be appropriate for the proposed
development, therefore, an approximate supply demand of 12L/s is required. A 150mm dia principal main is
expected to be sufficient. This complies with the empirical guidelines provided in NZS4404 Table 6.2 which
specifies that a 150mm dia pipe is sufficient to supply 23ha of general industrial developments. A connection
is proposed to the existing 200mm dia pipe along Te Puna Road and a connection to the 150mm dia pipe

along SH2. An indicative proposed reticulation layout is shown in Figure 12.

A standard 20 mm dual check backflow metered water connection is expected to be sufficient to meet the
demand and water protection requirements for each of the proposed lots. If the capacity of the 20mm dia
connection is found to be insufficient for any of the lots during future design stages, the dual check valve will

need to be installed on the property side of the boundary.
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Figure 12: Proposed Reticulation Layout for Te Puna Springs Estate

In accordance with the NZ Fire Service Firefighting Water Supplies Code of Practice (SNZ PAS 4509:2008),
the proposed commercial development is expected to be classified as a Fire Hazard Category 2 and Fire Water
Classification 4. The following assumptions were made to establish the Fire Hazard Category and Fire Water

Classification:
low fire loads with storage stacks of less than 3m high;

none of the proposed buildings have firecells larger than 600m?; resulting in a

primary water flow requirement of 3000L/min within a distance of 135m;
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a secondary waterflow of 3000L/min within 270m for each of the proposed buildings.

Figure 12 indicatively shows the proposed locations of fire hydrants within the development. The proposed fire
hydrants are positioned no further than 90m apart and are within reach to provide the required primary and
secondary flows to any of the buildings within the proposed development. In the event of a fire, pipe flow
velocities are not anticipated to exceed 3m/s, based on the proposed dual connection to the existing bulk water
supply.

Subject to approval by Council, it is anticipated that the required development code standards will be satisfied
for water reticulation on the Te Puna Springs Estate site.

8 Utilities

A dial B4 u dig enquiry has been undertaken to confirm any utilities located near the site. This enquiry
confirmed the presence of the following services:

Powerco: LV cables located in the road frontage on SH2 and Te Puna road.

Chorus: High Capacity and Fibre cables located around the existing service station and on the East
side of Te Puna road.

Service providers have not been contacted directly but it is unlikely that the proposed development will exceed
the existing capacity to supply the proposed lots, and therefore servicing capacity constraints are not
anticipated.
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9 Conclusion

The development of the site on the corner of the Te Puna Road and SH2 by Te Puna Springs Estate Limited
after the proposed plan change is not expected to have any significant servicing constraints however the
following factors should be considered during detailed design.

The development sits within a catchment which may already have downstream issues with flooding and
erosion and hence a relatively conservative approach to the stormwater management is required to meet the
council guidelines.

The BOPRC stormwater management guidelines state that the post development flows should not exceed the
2yr, 10yr and 80% of the 100yr predevelopment rates. To meet these design criteria the existing attenuation
pond sizing will need to be increased from the current 3100m3 to approx. 8300 m3. The current B&L plan has
provision for a 9300m? of reserve/wetland located in the natural low point of the site so increasing the pond
area is not expected to be an issue.

Some reshaping of the terrain within the site will be required to optimise the usable areas and create suitable
building platforms. Most of the fill required will be used to infill the existing stormwater gully’s with the existing
pipes being extended within the fill to reach the new pond. It is expected that some imported fill will be required
to complete the reshaping with approximately 25,000m?3 of material to be moved onsite.

Flood levels during the 100yr ARI are expected to reach a peak of RL 14.24m so all building platforms will
need to be set at a min of 14.54m to maintain a 300mm freeboard.

Sewer connections from the planned development can be achieved using either a). connection to the proposed
new rising main on Te Puna Road which would convey the wastewater to an offsite treatment facility or b). the
existing council reticulation network on Te Puna Station road. Strategic planning options from the WBOPDC
Council regarding the future wastewater treatment options for the Te Puna Commercial area are expected in
the near future and will influence the available connection options. Alternatively, the wastewater can be treated
and disposed of via on-site-effluent-treatment systems within each lot boundary.

All lots would be serviced by a standard 150mm double ended principle main connection between the existing
water mains on SH2 and Te Puna Road providing a peak demand of 12L/s. Standard 20mm lot connections
would service each lot. The proposed commercial development is expected to be classified as a Fire Hazard
Category 2 and Fire Water Classification 4.

The is not expected to be any servicing constraints with connections to the nearby Power and Fibre networks
located in the road frontage on SH2 and Te Puna Road.
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WESTERN BAY OF PLENTY DISTRICT COUNCIL - TE PUNA WASTEWATER SERVICING OPTIONS
REPORT

Executive Summary

PDP was engaged by Western Bay of Plenty Regional Council to investigate the
options for community scale wastewater treatment and disposal for the Te Puna
commercial area.

The current land within the area of benefit use includes accommodation, retail
stores, cafes, pubs, a petrol station, a butchery and two kindergartens.

The existing businesses are serviced by their own on-site wastewater treatment
and disposal systems within their own property boundaries. Four properties hold
current resource consents from Bay of Plenty Regional Council to discharge
wastewater to ground. These current consents issued allow for a total
wastewater volume of 26.11 m3/day to be discharged within the area. InJanuary
2019, a maximum water use of 27 m3/day was measured from water meter
readings. Given the short period of time these measurements were taken over,
this figure should be treated with a level of conservatism. However, based on
these water use records, only two sites have adequately sized land disposal fields
for both their consented disposal volume, and actual disposal volume.

The remaining sites have various reasons for non-compliance with consent
conditions, or no resource consent.

The maximum existing design wastewater volumes for all the businesses within
the area of benefit is 55 m3/day based on the survey of existing properties and
in-accordance with AS/NZS 1547: Onsite Domestic Wastewater Management
(Standards New Zealand, 2012). Inclusion of 30m3/day from the adjacent
Avocado factory at 1 Armstrong Road and allowance for infill, increases the
maximum flow to 125 m3/day.

The wastewater from the proposed area to be serviced is expected to be a higher
strength than domestic wastewater and its loading is estimated to be equivalent
to the domestic load of approximately 1,500 people. This will influence
treatment plant and collection system selection requirements to achieve
satisfactory level of contaminant removal.

Both flow figures are average dry weather flows. To find equivalent wet weather
flows, a peaking factor of 1.2 was applied giving 66 m3/day and 150 m3/day
respectively.

The requirements for a land disposal field have been assessed based on a poorly
structured Category 3 soil as per ASNZS 1547 (2012). For drip irrigation of
wastewater, a design loading rate of 3.5 mm/day is required by AS/NZS 1547
(2012). Final effluent requirements are specified as 10 g/m3 BOD, 10 g/m3 TSS
and 30 g/m?3 Total Nitrogen to provide a suitable effluent for disposal to land
with a nitrogen loading rate of 240 kg N/ha/year. A land disposal area of 3.6 ha
is required for the ultimate PDDWF. Including set-back distances and access
tracks, 5 ha should be allowed for.
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Land surrounding Te Puna is generally of high value with rural residential and
intensive horticultural land use the predominant land uses. It is expected that
the disposal field could be located some distance from the Te Puna commercial
area for cost and land availability reasons.

Two options are considered for the collection network; A STEP system or a low
pressure sewer system. The collection system will have an impact on the
collection system requirements. The collection network costs are estimated at
approximately $1.4M and are expected to be similar to the cost to provide a
collection system and connect to the Omokoroa rising main pipe at Te Puna
Station Road, which is approximately 2 km away.

Owing to the potentially high wastewater strength, chemical dosing is expected
to be used on conventional proprietary secondary treatment plant technologies.
GRAF NZ have provided a proposal that they claim will not require chemical
dosing with the use of SBR treatment plant. However, they have stated that the
treatment plant is not suitable for a STEP collection system. The requirements
for chemical dosing to limit the levels nitrogen discharged will be increased with
the use of STEP collection system.

For the ultimate wastewater flows, it is estimated the total cost for this system is
S 5M -$ 6M exc. GST.

It is recommended that considerations of alternative disposal methods are
considered by WBoPDC, especially connecting into the Omokoroa rising main, or
installation of a duplicate rising main. However, if this project was to continue,
the next steps would be to locate a suitable piece of land and conduct a detailed
site investigation in order to confirm land requirements prior to purchase.
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1.0 Introduction and Background

1.1 Project Scope

Pattle Delamore Partners Ltd (PDP) was engaged by Western Bay of Plenty
District Council (WBoPDC) in February 2019 to assess the requirements and
options for providing a community scale wastewater treatment and disposal
scheme for the Te Puna commercial area. This scope of engagement includes
considering both existing and future development scenarios.

1.2 Site Location

The Te Puna commercial area is located approximately eight kilometres west of
Tauranga city at the intersection of State Highway 2 (SH 2) with Te Puna Road
and Minden Road (Appendix A, Figure Al). The area is commercially zoned
(Appendix A, Figure A2) and hosts cafes and bars, accommodation, retail stores, a
petrol station and two kindergartens. The mixed retail use is varied and includes
a butchery, rural supplies, a physiotherapist clinic and a veterinary clinic.

The Te Puna area in general is growing rapidly and has recently received an
upgrade to the SH2 intersection itself with the addition of a roundabout, which is
designed to improve traffic flow. The Area of Benefit of the Te Puna commercial
area as used for this report is shown in Figure A2 and is demarcated by the red
outline. This area has been assumed based on the existing Commercial Zone
identified in the WBoPDC District Plan but with some adjustments to meet the
existing land uses present in the area (as shown in Appendix A, Figure A3).

This area should be confirmed as suitable, or otherwise, by WBoPDC.

A map of the individual properties is located in Appendix A (Figure A3). At
present the Area of Benefit is not connected to any municipal wastewater
network. Individual properties each have their own OSET (on-site effluent
treatment and disposal) systems. These systems rely on effluent disposal by
soakage to ground and have varying degrees of success and compliance with
consent conditions.

1.3 Performance and Issues of Existing OSET Systems

It is understood that only five properties (some of which contain multiple
businesses) are currently consented to discharge wastewater to land via on-site
wastewater treatment systems. All the consents to discharge wastewater expire
in the next ten years with the consent for No 4 Minden Road (Accommodation Te
Puna) expiring at the end of 2019.

According to Bay of Plenty Regional Council (BoPRC), based on details supplied by
WBoPDC, two properties are considered to be breaching their consented
wastewater volume. These properties are No 4 Te Puna Road and No 4 Minden
Road. These two properties also have under-sized disposal fields for the disposal
methods and consented disposal volume.
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The properties at No 626 and No 620 SH 2 (Four Square, BP Connect, Te Puna
Motors and Professionals Real estate) do not have any known resource consents
for their wastewater disposal. There are also two residential houses (at No 626
SH2 and No 12 Minden Rd) that are within the commercial zone. They are likely
to be operating old septic tanks and would eventually contribute to a wastewater
flow and load for a community wastewater scheme.

2.0 Wastewater Loading

2.1 Land Use and Wastewater Quality

The land use includes some businesses that will produce large volumes of
wastewater including commercial kitchens, pubs, a butchery and a popular café.

The site of No 17B Minden Road is currently zoned as rural land but has been
included in the Area of Benefit as it includes domestic wastewater discharges
adjacent to the study area. WBoPDC has also advised to include No 1, 7 and 25
Armstrong Road (Avocado and Kiwifruit Packing Sheds) in the Area of Benefit, as
their consent requires connection to a public sewer system if it is available.

2.2 Water Metering

WBoPDC data was supplied that shows the daily water use for each property over
a fifteen day period in January 2019. This can be used as a gauge of wastewater
production for these sites. For the Te Puna commercial area the average daily
water use was measured as 20.9 m3/day. The maximum measured daily use over
this time totals 27.2 m3/day. It is noted that given the relatively short period of
metering, this represents only a “snapshot” of the water use/wastewater
generation and as such these number needs to be treated conservatively.

2.3 Wastewater Flows for Te Puna Commercial Area

Phone calls were made in February and March 2019 to determine the numbers of
staff, customers and guests on the site for each business. In some cases, this was
not possible so a field survey was undertaken by PDP staff on 6™ March 2019 and
staff visited some businesses to obtain the required information.

AS/NZS 1547: Onsite Domestic Wastewater Management (Standards New
Zealand, 2012) provides design wastewater flows in litres per person per day for
various types of facilities for the design of on-site wastewater treatment and
disposal systems. Using this, the current maximum wastewater production is
assessed to be 55 m3/day. This maximum value was cross checked using
Auckland Watercare Guidelines (2018). Comparable results were achieved.
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It is considered that this flow represents a Peak Daily Dry Weather Flow
(PDDWF). This is regarded as a slightly conservative approach as the wastewater
treatment and disposal systems covered by AS/NZS 1547 (2012) normally only
apply for domestic wastewater flow up to 2 m3/day (Standards New Zealand,
2012). As such, itis likely to result in an overestimation of wastewater
generation when scaled up to a large development. It assumes maximum
occupancy of all properties at the same time, which is considered unlikely,
especially for a commercial area with varied water use/wastewater production.

The 55 m3/day is well above the maximum recorded water use of 27.2 m3/day for
the area. However, it is again noted that given the relatively short period of
metering, the maximum recorded water use (and essentially wastewater
production) needs to be treated conservatively. It is expected that higher water
use (and wastewater production) would be typically occur during seasonal
horticulture activities (picking and packing) and/or events such as Aims Games.

Peak wet weather flows are dependent on the type and condition of the waste
water reticulation. For this development (as discussed in Section 4.1) a
pressurised reticulation system is proposed for the network. Along with other
advantages, this significantly reduces the likelihood for stormwater inflow and
groundwater infiltration. A peak wet weather factor of 1.2 has been assumed.
A Peak Wet Weather Flow (PWWF) of 66 m3/day has been calculated for the
existing businesses.

2.4  Wastewater Flows for Ultimate Development

Infill development is estimated using flow rates from AS/NZS 1547 (2012) for
vacant premises. An additional 70% is included for further development at 15
and 17 Minden Road and the vacant land adjacent to BP Connect on Te Puna
Road. Table B2, Appendix B shows this calculation.

The Avocado Packing Shed on Armstrong Road will be adjacent to a public sewer
if this system is constructed. As such it will be required to connect to the system
as this is a condition of their current wastewater disposal consent. This property
has recently been consented for an on-site wastewater treatment and disposal
system to discharge 30 m3/day of domestic wastewater from the packing shed.

Based on these assumptions, a PDDWF of 125 m3/day is estimated for existing
land uses based on AS/NZS 1547 (2012) hydraulic loading rates.

Again, a peak wet weather factor of 1.2 has been assumed. A Peak Wet Weather
Flow (PWWF) of 150 m3/day has been calculated for the ultimate development.
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As a sensibility check on the ultimate development loads, WBoPDC’s Engineering
Code of Practice provides a design flow of 0.4 L/s/ha for light
commercial/industrial land use. This figure is typically used in the design of
larger gravity reticulation systems subject to wet weather inflows and usually
needs to provide a wet peaking factor of 3-4 times ADWF for commercial and
industrial properties (this equates to 0.1 - 0.125 L/s/ha for ADWF). An ADWF of
116 - 152 m3/day has been calculated assuming all land within the Te Puna
commercial area has been developed which is comparable to the PDDWF of

125 m3/day (once the peaking factor has been applied).

2.5 Wastewater Loads

Wastewater loads for levels of BODs and NHas-Nitrogen are estimated from
loading rates included in British Waters Loading Guidelines (2005) for the PDDWF
from the existing commercial area (125 m3/day). This equates to a total
untreated wastewater load of approximately 30 Tonne of BODs per year and
6,300 kg of Nitrogen per year. These contaminant loads equate to an equivalent
wastewater load from a population of 1300 to 1500 people. These calculations
can be seen in Table B3, Appendix B. These loads are much higher than typical
residential wastewater. This is an important factor in treatment plant and
disposal field selection and design.

2.6 Summary

There are several businesses that produce large volumes of wastewater including
cafes and accommodation. The loading rate of the wastewater will be higher
than typical residential wastewater. Design flows for the existing and ultimate
development are presented in Table 1.

Table 1: Design Flows

Wastewater Volume Existing Ultimate Development?
Scenario Development? (m3/day)
(m*/day)
Average Dry Weather Flow? | 25 73
Peak Daily Dry Weather 55 125
Flow
Peak Wet Weather Flow* 66 150
Notes:
1. Assessed by facility type (AS/NZS 1547) for each land use and occupancy rate.
2. Increase in the existing flow assuming an additional 25% allowance for infill development and 30 m3/d flow from
the Avocado Packing Factory adjacent to the Te Puna Commercial Area.
3. The existing ADWF is based on the average water meter reading data of 20.9 m3/d, with 20% allowed for
conservatism. The ultimate ADWF maintains a similar ADWF/PDDWF ratio but allows for the Avocado Packing
Factory flows.
4. PWWEF allows for a peaking factor of 1.2 x PDDWF.
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For high level conceptual design, a community wastewater treatment and
disposal system should allow for the ultimate development flows of 125 m3/day
and peak wet weather flows of 150 m3/day. The volume and effluent strength
design flows shall be verified and confirmed prior to the selection of a suitable
parcel of land and the preliminary and detailed design process.

3.0 Existing Onsite Systems

3.1 Description

The current consents held in the Area of Benefit are described below. This data
was sourced from BoPRC. It should also be noted that there are multiple sites
operating on old septic tanks or unconsented systems.

Table 2: Current Wastewater Disposal Consents

Property Consent | Consent | Maximum Treatment and Disposal Method
Number | Expiry Daily
Date Volume!

4 Minden 65367 2019 7 m3/day Unknown, Dripper Irrigation

Road

15and 17 65934 2026 14.11 Unknown, Disposal Trenches
Minden m3/day

Road

17B Minden | RM18- 2028 1.5 m3/day Hynds Lifestyle, Disposal Trenches

Road 0060 (not constructed)

4 Te Puna 63442 2025 3.5 m3/day | Innoflow, Dripper Irrigation

Road

620 SH 2 No Hynds Lifestyle, Raised Soakage Bed
consent (20m?2)

626 SH 2 No Unknown treatment and disposal
consent

Notes:

1. This is the maximum consented volume of wastewater to be produced/disposed of each day

The location of each property/consent is marked in Appendix A, Figure A4. The
current consented daily disposal volume totalled in Table 2 is 26.11 m3/day. This
is less than the volume calculated as the current daily maximum use or the
maximum estimated wastewater flows for the businesses present.

All consents expire in less than 10 years’ time, with the consent for 4 Minden
Road (Accommodation Te Puna) due for renewal at the end of this year.
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Wastewater production of individual properties has also been compared to their
consented volumes and this is shown in the same figure (Figure A4) of
Appendix A.

3.2 Suitability of Existing On-Site Syst