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1 INTRODUCTION

Proposed Plan Change 43 seeks to rezone two areas of land being Broadlands Road West
(Site 4 below, 20ha) and Napier Road (Site 7 below, 4.5ha) from Rural Environment to
Taupd Industrial Environments (Figure 1).

Figure 1: Rezoning to Taupd Industrial Environment
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The purpose of the rezoning is to provide Taupd district with further zoned industrial land
supply to assist in meeting forecast demand in the long (30 year) term, as well as provide for
a variety of sites suitable for different business sectors (industrial and trade) in terms of
location and site size within the district.

With the exception of amendments to Subdivision Rule 4h.3.7 to ensure that appropriate
geotechnical assessments are undertaken to support the ultimate configuration of site



development for the Broadlands Road West rezoning, the Plan Change does not involve
amendment of performance standards, rules, objectives or policies. The Plan Change
therefore largely involves amendment of the Operative District Plan (ODP) Maps.

This Section 32 report should be read in conjunction with the plan change document.



2 CURRENT LAND SUPPLY AND DEMAND

Taupd District currently has 1,083ha of industrial zoned land. The
Industrial land (referenced in the District Plan as Taupd Industrial

Taupo, with the main industrial areas being at:

e Miro Street industrial area;
e Centennial Industrial area;
e Crown Road Industrial area;
e Taupod Airport; and

e Wairakei Industrial area.

The balance of the District’s Industrial zoned land (referenced in the District Plan as
Industrial Environment) is located near the Turangi township and as associated with

Geothermal development infrastructure / Power Stations.

Figure 2: Taupd Urban Areas main Industrial areas
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Source: Property Economics (Attachment A)

Property Economics! have calculated the extent of Industrial activity development capacity
within Taupo District as approximately 38ha. That is land that is zoned for Industrial activities

and is sufficiently infrastructure ready.

As noted in the Property Economics report?, based on Statistics NZ medium population
projections, there should be an additional 860 net industrial employees in the district by 2053

1 Attachment A. Property Economics 2022. [Section 4]
2 Attachment A. Property Economics 2022. [Section 3]




to provide a total industrial workforce of some 4,800 employees, representing some 22% of
the total district workforce.

To accommodate that increase in industrial employees, an additional net 78.6ha of
industrially zoned and serviced land will be required by 2053 to meet long term demand,
being 90.4ha with the addition of a 15% long term competitiveness margin®.

Figure 3 shows the short-, medium- and long-term requirements for industrial land in the
Taupo district, as based on the requirements of the National Policy Statement — Urban
Development*.

Accordingly, given the existing (zoned and serviced) 38ha, the Taupd District has sufficient
industrial land development capacity to provide for demand for both the short term (3 years)
and medium term (10 years). However, to satisfy long term (30 year) supply®, the district
needs to provide some 52.6ha either zoned land or as otherwise identified within any other
relevant plan or strategy®.

The purpose of this Plan Change is to partly resolve the deficit of long-term development
capacity for Industrial zoned land through the contribution of an additional 24ha of Taupo
Industrial Environment (zoned) land’.

Figure 3: Taupd District Land Demand short (3yr), medium (10yr) and long term (30yr) projections

Taupo District Industrial

Industrial Employment Base 3,930 3974 4119 4,786
Net Additional Land Requirement (ha) - 4.0 17.3 78.6
Industrial Land Requirement Including NPS Buffer (ha) - 4.8 19.9 90.4
Current Vacant Industrial Land (ha) 378

Net Supply and Demand Differential (ha)

3 NPS-UD. Clause 3.22(2)(c)
4 NPS-UD. Clause 3.3(1)(b)
5 Inclusive of competitiveness margin of 20% (NPS-UD Clause 3.22) noting that this is not a statutory
requirement of Taupo District as a Tier 3 Authority.
6 NPS-UD Clause 3.4

7 There will be a need to further identify 28.6ha within a further iteration of Taupo District 2050 (TD2050) and
associated Council Infrastructure Strategy. (NPS-UD Clause 3.4(1)(c) and (3)(c).




3 CONSIDERATION OF INDUSTRIAL LAND OPTIONS

For the purposes of assessing options for Industrial rezoning, Taupo District Council
identified eight (8) initial options (Figure 4), as predicated on proximity to Taupd’s urban
area, proximity to supporting infrastructure, and constraints.

These areas (Attachment E) are briefly defined as following:

e Area 1 — Centennial Northern Extension (105ha)
¢ Area 2 — Centennial Eastern Extension (10ha)

o Area 3 — Centennial Southern Extension (21ha)
e Area 4 — Broadland Road West (20ha)

e Area5 - Broadlands Road East (42ha)

o Area 6 — RaNgatira E / Scoria Road (57ha)

e Area 7 — Napier Road (4.0ha)

o Area 8 — Aratiatia Road (26ha).

The following technical experts were then commissioned to assess the Industrial Area
Options:

e Economic Multi-Criteria Analysis — Property Economics (Attachment A).

o Infrastructure (three waters and local transport network) — Taupd District Council
(Attachment B).

¢ High level Transport Assessment — Abley Transport Engineers (Attachment C).

e Preliminary Geotechnical Assessment: Area 1 to Area 8, and Addendum Report for
Areas 3, 4 and 7 — WSP (Attachment D).

Figure 4: Industrial Land Options Considered
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Attachment F contains a multi-criteria analysis of each of the Options, being a synopsis of
the analysis from each of the technical experts and considering the following individual
criteria:

Figure 5: Individual Criteria for Assessment of Options

Economics Constrained Land

Infrastructure

Contiguity (proximity and agglomeration to existing urban areas)

Sufficiency

Productive Land

Potential for reverse sensitivity

Water Supply

Wastewater

Local Transport Network

Stormwater

Geotechnical Faults

Assessment (Desktop) Liquefaction

Land instability

Geothermal and Hot Ground

Subsidence

Uncertified Fill

Flooding

Contaminated Land

Geotechnical Walk over site assessment and consideration of existing geotechnical surveys
Assessment Addendum and assessments for Areas 3, 4 and 7.

Transport (as clustered) Transport Network Capacity

Road Safety Performance

Alignment with Taupd District Council Transport Strategy (2020 — 2050).

District Plan and Identification in TD2050 (2006) and the Taupd Urban Commercial and Industrial
Strategies Structure Plan (2011)

Identification of Taupd District Structure Plan (2004)

Identification in Chapter 3e of the Operative District Plan as an Urban Growth
Area.

Subject to any notated Operative District Plan Section 6 (RMA1991) constraints.

Subject to other constraints (Hot Hazard, incised Gullies that would preclude
development).

Consideration of NPS-UD: Objective 1, Objective 6, Policy 1 and Policy 8 (out of
sequence).

Each of the criteria has been considered based on the technical assessment (and any
associated qualifying statement) and has been provided with a low, medium of high rating



dependent on the extent to which the land area either overcomes or is not impacted by a
constraint (e.g. not affected by geothermal or hot ground hazard achieves a high rating), or
has the potential to realise an opportunity (i.e. accessibility to the East Taupd Arterial
transport corridor achieves a high rating).

Each of the criterion is measurable, in that it is possible to assess (at least in a qualitative
sense) how well a potential option is expected to perform in relation to the criterion. There is
also a degree of relativity in a comparison of the same criterion between the Industrial land
options considered.

In scoring the areas, no additional weighting has been applied on the basis following:

e Area 4 ‘Broadland Road West’ and Area 7 ‘Napier Road’ provide clear advantages
as compared to the other areas.

e The economic and transport assessment have in some instances aggregated areas,
which would make disaggregation and assessment considerably complex.

e There would be otherwise be the risk of ‘double counting’ as for instance the
Economic Assessment and Geotechnical Assessment both consider constraints
(albeit the former in terms of economic impediments, and the latter in terms of
geohazard risk).

Attachment F, the synopsis of the technical reports, and the conclusion as to rezoning Area
4 ‘Broadland Road West’ and Area 7 ‘Napier Road’ has been confirmed with each of the
experts.

It should also be noted that the following is relevant to:

Area 1 - Centennial Northern Extension: Located at 887 Rakaunui Road and in the
ownership of Taupd District Council is used to dispose of wastewater from the
towns reticulated wastewater network. The intention in identifying the site as an
Industrial Land option was that the site (or part of the site) would eventually be
decommissioned as a wastewater disposal area and Council would then have the
ability to either redevelop the land or dispose of the land for industrial purposes.

There is currently no project planned to relocate/replace this site in the current 2021
— 31 Long Term Plan.

However, the site is considered under the Water Services Bill to be a three-waters
asset, and whereby would be compulsory acquired by the new regulator/entity. A
decision on rezoning would result in substantial complexities with the application of
Subpart 4 — Oversight powers of Department within the Water Services Bill (if
enacted). Accordingly, this Industrial Option, whilst having a number of merits as
outlined in Attachment F is not provided for further.

Area 5 — Broadland Road East: Owned by Contact Energy Limited have expressed concerns
as to encumbrances to ensure the ongoing operation of geothermal energy
infrastructure and the potential for reverse sensitivity effects associated with
Tauhara Power Station. Accordingly, there is no desire to see the site rezoned to
enable more intensive activities. Accordingly, this industrial option, whilst having a
number of merits as outlined in Attachment F is not provided for further.

10



4

STATUTORY FRAMEWORK

Based on the Technical Assessment, PC43 seeks to rezone Area 4 ‘Broadland Road West’
and Area 7 ‘Napier Road’ as Taupd Industrial Environment.

The preparation of PC43 has been undertaken in accordance with the First Schedule of the
Resource Management Act 1991 (RMA).

A summary of the respective statutory requirements in terms of District Plan drafting,
referencing Colonial Vineyards vs Marlborough District Council [2014] NZEnvC 55 [17] is
set out below:

(@)

(b)

(©)

(d)
(e)

(d)

Provisions in the District Plan are to assist the Taupé District Council in undertaking its
functions under the Act®. Including the function of seeking to achieve the integrated
management of the use, development and protection of land and associated natural and
physical resources of the (Taupd) District®.

An important physical resource in the district is the Industrial land resource. That resource is
represented by zoned and serviced areas of land which subsequently promote social and
economic wellbeing for the district, including through enabling employment. These areas are
also subject to the requirements of s5(2)(c) requiring that adverse effects on the environment
be avoided, remedied or mitigated, and that the requirements of Section 6 ‘matters of
national importance’, Section 7 ‘Other Matters’ and Section 8 ‘Treaty of Waitangi’ be
respectively recognised and provided for, regard had to, and accounted for.

These physical resources (as represented by the Industrial land resource) require
consideration in terms of the integrated management of the use, development, and
protection of the natural and physical resources of Taupo District, such as integration with
infrastructure and the roading network, as well as recognition and accommodation of any
constraints to development such as significant indigenous vegetation and habitats,
outstanding natural features and landscapes, and for the avoidance and mitigation of natural
hazards.

That function is to be fulfilled by objectives, policies and methods within the District Plan,
controlling any actual or potential effects of the use, development and protection of land?°.

The preparation of the District Plan is to be undertaken in accordance with the provisions of
Part 2, and any applicable regulations.

National Policy Statements are the RMA legislative tool whereby central government can
prescribe objectives and policies to address matters of national significance. The Council
must prepare and change its plan in accordance with a NPS (s74(1)) and must give effect to
any relevant NPS (s75(3)(a)). Relevant NPSs to this this Plan Change is predominantly the
National Policy Statement on Urban Development (NPS-UD), and the National Policy
Statement for Freshwater Management (NPS-FM).

Effect is to be given to the provisions of the Waikato Regional Policy Statement!?.

Regard shall be had to any relevant management plan and strategy prepared under other
Acts?!?.

The approach needs to align with the Council’s functions under the Act and other relevant

8 Section 74(1)(a) and s31
9 Section 31(1)(a)

10 Section 31(c)

11 Section 75(3)(c)

12 Section 74(2)(b)(i)

11



instruments.

i. That processes (and provisions that drive processes) are timely, efficient and cost
effective and proportionate to the functions being performed, and that plan drafting is
clear and concise (Section 18A); and

ii. When reaching a conclusion as to which provision is the ‘most appropriate’ the
requirements of s32, having regard to the efficiency and effectiveness of the
provision is to be considered.

In this context, an evaluation of an objective to be amended or inserted is to be
examined in light of whether such is the most appropriate way to achieve the purpose
of the Act!3. No objectives are amended by PC43.

For an evaluation of provisions (policies and rules) the examination is to consider
whether such are the most appropriate to achieve the objectives!4, considering
reasonably practicable alternatives’®, and the efficiency and effectiveness of the
provisions in achieving the objectives?S.

Sections 74 of the RMA sets out the requirements for changes to district plans, while section
75(3) and section 75(4) sets out the following matters:

(3) A district plan must give effect to—
(a) any national policy statement; and
(b) any New Zealand coastal policy statement; and
(ba) a national planning standard; and
(c) any regional policy statement.
(4) A district plan must not be inconsistent with—
(a) a water conservation order; or

(b) a regional plan for any matter specified in section 30(1).

These requirements are addressed in the following sections of this report.

Section 74(1) directs that Council must undertake changes to its district plan in accordance
with s31, provisions under Part 2 and s32.

PC43 is in accordance with the Council’s functions under s31 as relevant to the matters
being amended, and the requirements of s32(b)*’.

Clauses 1 to 20A of the First Schedule to the RMA sets out the procedures for a plan
change, including consultation and notification requirements.

Clauses 3 and 3B set out the relevant procedures for consultation. Clause 3(1) states that
during the preparation of a proposed policy statement or plan, the local authority concerned
shall consult with the Minister for the Environment, other Ministers of the Crown who may be

13 Section 32(1)(a)

14 Section 32(1)(b)

15 Section 32(1)(b)(i)

16 Section 32(1)(b)(ii)

17 Section 31(a) is not engaged as there are no amendments to Objectives in the Operative Plan.

12



affected by the plan change, local authorities who may be so affected, and the tangata
whenua of the area who may be so affected, through iwi authorities.

Clause 3(2) sets out that “a local authority may consult anyone else” in preparing a plan
change, subject to Clause 3(4) which requires that such consultation must be undertaken in
accordance with Section 82 of the Local Government Act 2002 (‘LGA’). Accordingly, Council
must consult with the parties identified in clause 3(1) but retains discretion to consult with
anyone else. If Council elects to undertake discretionary consultation, it must do so in
accordance with the principles in section 82 of the LGA. Clause 3B relates to consultation
with iwi authorities.

Details of the consultation undertaken for PC43 are provided in Section 2.3 of this report
with the wider consultation and engagement process set out in the Background and
Engagement Report which accompanies this suite of Plan Changes to the District Plan. The
consultation meets the requirements of the First Schedule.

Clauses 5 to 11 of the First Schedule set out procedures for notification, receipt of
submissions, hearings and notification of decisions in relation to plan changes. In
processing the plan change, it will be necessary for compliance to be achieved with the
requirements of these provisions.

4.1 Relevant Planning Documents

The relevant planning documents are assessed below?8,

4.1.1 National Policy Statement — Urban Development (NPS-UD)

The NPS-UD, in broad terms aims to ensure that New Zealand’'s towns and cities are well-
functioning urban environments that meet the changing needs of our diverse communities,
and in the context of the Proposed Plan Change (noting that the purpose of the Plan Change
is focused on providing appreciable business sector development capacity to the district), that
there is ‘sufficient development capacity to meet expected demand ... for business land over
the short term, medium term, and long term*®’, in a manner that is integrated with infrastructure
planning and funding decisions?, and provides well-functioning urban environments??.

Taupd District is a Tier 3 local authority?? under the NPS-UD, as the NPS-UD does not identify
Taupd District as either a Tier 1 or 2 urban environment. Under clause 1.5 ‘implementation by
tier 3 local authorities’ the Taupd District Council is strongly encouraged to undertake the
functions of Tier 1 and 2 local authorities, however such actions are not mandated.

In terms of application and interpretation the following is also acknowledged:

18 |t is noted that there are a number of other important statutory documents associated with the District, such
as the Vision and Strategy - Ngéati Tadwharetoa, Raukawa and Te Arawa River lwi Waikato River Act 2010,
however for the sake of conciseness this Plan Change focuses on the immediately relevant statutory
framework as applicable to the proposed Changes.

19 NPS-UD Policy 2

20 NPS-UD Objective 6

21 NPS-UD Objective 1 and Policy 1

22 NPS-UD Appendix 2, Table 2, Interpretation ‘Tier 3 Local Authority’.
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(@) The Taupd township is deemed an ‘urban environment®®’ for the purpose of the
application of the provisions of the NPS-UD.

(b) Clause 3.32 does not mandate a ‘competitiveness margin’ of development capacity
over and above expected demand, as Taupd District is not identified as a tier 1 or tier
2 local authority. However, for the purposes of the assessment Property Economics?*
have ascribed the competitiveness margin of 20% (short term), 20% (medium term)
and 15% (long term) to the supply deficit forecast.

In terms of the outcomes associated with a consideration of the Plan Change 43, the
provisions in the District Plan (including those that contribute to ‘business sectors®® and
business land?®) are to contribute to:

Achieving a well-functioning urban environment that enables people and communities to provide for
their social, economic and cultural well-being, now and into the future (Objective 1).

District Plan’s enable more... business and community services to be located in, areas of an urban
environment: (c) there is high demand for ... business land in the area, relative to other areas within
the urban environment (Objective 3).

New Zealand’s urban environments, including their amenity values, develop and change over time
in response to the diverse and changing needs of people, communities and future generations
(Objective 4).

Local authority decisions on urban development that affect urban environments are: (a) integrated
with infrastructure planning and funding; and (b) strategic over the long to medium term (Objective
6).

Local authorities are to have robust and frequently updated information about their urban
environments and use it to inform planning decision (Objective 7).

New Zealand’s urban environments: (a) support reductions in greenhouse gas emissions...
(Objective 8).

Well-functioning urban environments are defined in Policy 1. In relation to the Proposed Plan
Change, the relevant elements are:

Policy 1: 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; and

(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; and

(d) support, and limit as much as possible adverse impacts on, the competitive operation
of land and development markets; and

23 NPS- UD Section 1.4 Interpretation.
urban environment means any area of land (regardless of size, and irrespective of local authority or
statistical boundaries) that:
(a) is, oris intended to be, predominantly urban in character; and
(b) is, oris intended to be, part of a housing and labour market of at least 10,000 people.
24 Attachment A. Property Economics 2022 (Section 4).
25 NPS-UD Policy 1(b)
26 NPS-UD Policy 2
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(e) support reductions in greenhouse gas emissions; and...
Policy 2 requires:

Tier 1, 2, and 3 local authorities, at all times, provide at least sufficient development capacity to
meet expected demand for housing and for business land over the short term, medium term, and
long term.

Policy 6 sets out the matters to be had particular regard to in terms of decisions that affect urban
environments.

(a) the planned urban built form anticipated by those RMA planning documents that have
given effect to this National Policy Statement

(b) that the planned urban built form in those RMA planning documents may involve
significant changes to an area, and those changes:

(i) may detract from amenity values appreciated by some people but improve amenity
values appreciated by other people, communities, and future generations, including
by providing increased and varied housing densities and types; and

(i) are not, of themselves, an adverse effect

(c) the benefits of urban development that are consistent with well-functioning urban
environments (as described in Policy 1)

(d) any relevant contribution that will be made to meeting the requirements of this National
Policy Statement to provide or realise development capacity

(e) the likely current and future effects of climate change.
Policy 8 requires:

Local authority decisions affecting urban environments are responsive to plan changes that would
add significantly to development capacity and contribute to well-functioning urban environments,
even if the development capacity is:

(a) unanticipated by RMA planning documents; or
(b) out-of-sequence with planned land release
Policy 10 establishes that:
Tier ... 3 local authorities:

(b) engage with providers of development infrastructure and additional infrastructure to
achieve integrated land use and infrastructure planning.

(c) engage with the development sector to identify significant opportunities for urban
development.

The implications for consideration of Plan Change 43 in relation to the NPS-UD is that the
Taupd District Council is to provide ‘at least?’ at any one-time sufficient business development
capacity for different business sectors, for the short (3 years), medium (10 years) and long
terms (30 years).

However, this is not simply an instance of the provision of additional zoned land. Contributions
to Taupo District’'s zoned business capacity must also contribute to well-functioning urban
environments, as set out in Objective 1 and as a minimum achieve the criteria in Policy 6,

2 NPS-UD Policy 2.



including promoting good accessibility between housing and jobs, and supporting reductions
in greenhouse emissions.

Policy 8 provides a response approach to Plan Changes that seek to add significantly to
development capacity, even where that development capacity is unanticipated by RMA
planning documents. In this instance Plan Change 43 follows a long strategic approach to the
identification and rezoning of additional Industrial land within Taupd District?®. In terms of the
application of Policy 8 to PC43:

e Strategic planning documents associated with identifying additional Industrial land
resource includes the Taupo Urban Structure Plan (2004), and subsequently the
Taupo District 2050 (2006) Growth Management Plan, and lastly the Taupd Urban
Commercial and Industrial Structure Plan (2011).

e Area 4 Broadlands Road West is identified in these documents. The area is
subsequently an anticipated ‘Urban Growth Area?® and is therefore anticipated within
Section 3e Land Development of the Taupo District Plan, as well as by Policy 6.11
‘Implementing Taupd District 2050’ of the Waikato Regional Policy Statement.

o Area 7 Napier Road is not identified in these strategic planning documents, nor would
it constitute ‘significant development capacity’ for the purposes of Policy 8. However,
as a rurally zoned site, bounded on three sides by Taupd’s urban area, and the eastern
boundary is demarcated by the East Taup0d Arterial, the site is seen as being a co-
ordinated and continuous extension of the existing Crown Road Industrial Area, it is
therefore considered that rezoning this area to support Business (Industrial) capacity
would achieve Objective 1 and Policy 1 of the NPS-UD.

As identified®, Taupd District Council has sufficient business development capacity for
Industrial activities for the short and medium term. However, there is a shortfall of 40.6ha for
the provision of sufficient industrial zoned and serviced land by 2053 (long term 30-year
supply), or with the additional of a 15% competitiveness margin — some 52.6ha. The addition
of 24ha of zoned Taupd Industrial Environment through PC43 provides a substantial
contribution to meeting this shortfall.

28 Plan Change 29 to the Taupo District Plan
29 Taupo District Plan. Section 3e.6.1 Northern Urban Growth Areas.
30 Attachment A. Property Economics [Table 2]
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4,1.2 National Policy Statement — Freshwater Management (NPS-FW 2020)

The NPS-FM introduces the fundamental concept of Te Mana o te Wai, which refers to the
fundamental importance of water and recognises that protecting the health of freshwater
protects the health and well-being of the wider environment.

Te Mana o te Wai is about restoring and preserving the balance between the water, the wider
environment, and the community.

There is a hierarchy of obligations set out in Objective 2.1, which prioritises:
a) first, the health and well-being of water bodies and freshwater ecosystems
b) second, the health needs of people (such as drinking water)

¢) third, the ability of people and communities to provide for their social, economic, and
cultural well-being, now and in the future.

Policy 6 refers to there being no further loss of extent of natural inland wetlands, their values
are protected, and their restoration is promoted. Policy 9 is that the habitats of indigenous
freshwater species are protected. Policy 15 refers to communities being enabled to provide
for their social, economic, and cultural well-being in a way that is consistent with this National
Policy Statement.

In terms of Area 4 Broadlands Road West, the eastern boundary of the rezoning is demarcated
by a deeply incised gully to prevent development (and associated earthworks). The disposal
of stormwater will be via Waikato Regional Council consents and is understood through the
Infrastructure Assessment (Attachment B) to not be a matter that would foreclose industrial
development. In terms of appropriate stormwater management associated with Area 7 —
Napier Road, the ability to address these matters through subdivision and Regional Plan
consents is also understood to be acceptable.

4.1.3 National Policy Statement — Highly Productive Land (2022)

The NPS-HPL comes into force on 17 October 2022 and will have statutory effect from that
date, even prior to specific matters being addressed in the Waikato Regional Policy Statement
and Taupo District Plan.

The NPS-HPL Objective is that:

2.1 Objective Highly productive land is protected for use in land-based primary production, both
now and for future generations.

Respective relevant policies include:

Policy 1: Highly productive land is recognised as a resource with finite characteristics and
longterm values for land-based primary production.

Policy 4: The use of highly productive land for land-based primary production is prioritised
and supported.

Policy 5: The urban rezoning of highly productive land is avoided, except as provided in this
National Policy Statement.

In terms of this Plan Change the following is noted:
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Highly productive land is considered to be Land Use Classes (LUC) 1, 2 or 3 land®.

Tier 3 Territorial Authorities, which includes Taupd District Council may only allow
urban rezoning of highly productive land (being LUC 1,2 or 3%?), subject to criteria
including:

o A requirement to provide sufficient development capacity;
o No other reasonably practicable and feasible options; and

o The benefits of zoning outweigh the costs associated with the loss of highly
productive land for land-based primary production®.

Until such time as the Waikato Regional Council has completed its amendment to the
WRPS to accommodate the NPS-HPL3* and the Taupd District Council has amended
its operative plan to give effect to that change®, the Council must (as a mandatory
direction) apply the NPS-HPL as if references to highly productive land were

referenced to LUC1, 2 or 3 land?®.

Accordingly, for the purposes of PC43 the Plan Change should not be seeking to rezone any

land identified as Class 1, 2 and 3 except where there is a specific requirement to meet
sufficient industrial land development capacity, and no reasonably practicable option remains.

In this instance, as outlined in the Economic Technical Report (Attachment A), Option Area

1, 2 and 6 contain identified LUC 3 classed soils, and therefore should not be considered
further®”. Area 4 Broadlands Road West and Area 7 — Napier Road which are sought to be
rezoned through PC43 do not contain any Class 1, 2 or 3 soils and therefore would give effect

to the NPS-HPL (Figure 6).

31 Interpretation ‘Highly Productive Land’, Clause 3.4 ‘Mapping Highly Productive Land’ and Clause 3.5(7).
32 Or as otherwise mapped by Waikato Regional Council. Clause 3.4

33 Clause 3.6(4)

34 Clause 3.5(1)

35 Clause 3.5(3)

36 Interpretation. ‘as mapped by the New Zealand Land Resource Inventory or by any more detailed mapping that

uses the Land Use Capability classification’.
87 Attachment A, PEL 2022 [page 22]

18



Figure 6: Land Area Options Considered — Soil Class
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41.4 Ngati Tuwharetoa, Raukawa, and Te Arawa River lwi Waikato River
Act 2010

The overarching purpose of the legislation is to restore and protect the health and wellbeing
of the Waikato River for present and future generations. Amongst several significant features
of the legislation, it provides co-management arrangements for the Waikato River. The
legislation is being given effect to through joint management agreements with the iwi, and
through the statutory importance of Te Ture Whaimana o Te Awa o Waikato — The Vision
and Strategy for the Waikato River.

The application of the Act to the hierarchy of planning instruments under the Resource
Management Act is as follows:

e Section 12 ‘Vision and Strategy is part of the Waikato Regional Policy Statement’
deems the vision and strategy in its entirety is deemed to be part of the Waikato
Regional Policy Statement.

e Section 13 ‘Effect...” deems that the vision and strategy prevail over any consistent
provisions in a National Policy Statement, NZ Coastal Policy Statement and any
National Planning Standard.

Vision and Strategy for the Waikato River

Te Ture Whaimana o Te Awa o Waikato — The Vision and Strategy for the Waikato River
(‘the Vision and Strategy’) was immediately incorporated into the Waikato Regional Policy
Statement and has the status of a national policy statement.

The Vision and Strategy is intended by Parliament to be the primary direction-setting
document for the Waikato River and activities within its catchment affecting the river. The
Vision and Strategy was adopted by the Waikato River Authority (‘WRA’) as part of the
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settlement process in accordance with the legislation. The ultimate vision is: “the Waikato
River will be safe for people to swim in and take food from over its entire length.” The Vision
and Strategy then has thirteen objectives that amplify this overall vision:

In order to realise the Vision, Schedule 1(3) to the Act sets out the following objectives to be

pursued:
a.
b.

The restoration and protection of the health and wellbeing of the Waikato River.

The restoration and protection of the relationship of Waikato-Tainui with the
Waikato River, including their economic, social, cultural, and spiritual relationships.

The restoration and protection of the relationship of Waikato River iwi according to
their tikanga and kawa, with the Waikato River, including their economic, social,
cultural and spiritual relationships.

The restoration and protection of the relationship of the Waikato region’s
communities with the Waikato River including their economic, social, cultural and
spiritual relationships.

The integrated, holistic and coordinated approach to management of the natural,
physical, cultural and historic resources of the Waikato River.

The adoption of a precautionary approach towards decisions that may result in
significant adverse effects on the Waikato River, and in particular those effects that
threaten serious or irreversible damage to the Waikato River.

The recognition and avoidance of adverse cumulative effects, and potential
cumulative effects, of activities undertaken both on the Waikato River and within its
catchments on the health and wellbeing of the Waikato River.

The recognition that the Waikato River is degraded and should not be required to
absorb further degradation as a result of human activities.

The protection and enhancement of significant sites, fisheries, flora and fauna.

The recognition that the strategic importance of the Waikato River to New Zealand’s
social, cultural, environmental and economic wellbeing requires the restoration and
protection of the health and wellbeing of the Waikato River.

The restoration of water quality within the Waikato River so that it is safe for people
to swim in and take food from over its entire length.

The promotion of improved access to the Waikato River to better enable sporting,
recreational, and cultural opportunities.

The application to the above of both maatauranga Maaori and latest available
scientific methods.

Schedule 1(c) to the Act also establishes twelve strategies to achieve the objectives, of
which the following have some bearing on PC43:

b.

Establish what the current health status of the Waikato River is by utilising
maatauranga Maaori and latest available scientific methods.

Encourage and foster a ‘whole of river’ approach to the restoration and protection of
the Waikato River, including the development, recognition and promotion of best



practice methods for restoring and protecting the health and wellbeing of the
Waikato River.

k. Ensure that cumulative adverse effects on the Waikato River of activities are
appropriately managed in statutory planning documents at the time of their review.

Given the Act, and its embodiment in the WRPS, Plan Change 43 is required to ‘give effect
to’ the Vision and Strategy (as relevant).

It is considered that any urbanisation of the Rural Environment to provide for industrial
activities will need to be facilitated by way of subdivision consent as issued from the Taupo
District Council, and stormwater management in accordance with consents to be issued by
the Waikato Regional Council.

In terms of the former, the Infrastructure Report (Attachment B) identifies that there are no
explicit constraints in terms of stormwater and wastewater servicing, and accordingly it is not
considered that the rezoning of these areas would not achieve the relevant provisions of the
Act, in additional Assessment Matters for Rule 4h.3.10 provide for the management, and
avoidance of any adverse effects associated with the discharge of stormwater management.
In terms of the latter there will be specific requirements associated with any discharge to
land.

4.1.5 National Planning Standards

The National Planning Standards (2019) seek to ensure a consistent approach to plan
structure format and content.

Section 17 of the Standards sets out the Implementation Standard (or mandatory
requirements) for enacting the Standards.

For District Plans, including the Taupd District Plan, the Standard® requires:

(a) For matters of structure and format that there is a mandatory requirement to
implement the National Planning Standards under (i) or (ii) below whichever is
sooner:

(). Amendments to the district plan made by five years from when the planning
standards come into effect.

(ii). Notification of a proposed district plan (but not a proposed change or variation)
for submissions under clause 5, Schedule 1 RMA after the planning standards
come into effect.

(b) For definitions (Section 14. Definitions) any amendments to the District Plan made by
seven years from when the planning standards come into effect.

For PC43 which incorporates changes to the spatial zoning extent, the relevant matters that
would need to be considered include:

38 National Planning Standard (Section 17(4) and (7) ‘Territorial Authorities’)
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e Zone Framework Standard (Section 8)
¢ The Mapping Standard (Section 13) — In terms of mapping the above.

As the National Planning Standards were made operative in November 2019, for incremental
Plan Changes, the Taupd District Council would need to ensure consistency in terms of
requirements for structure and form by November 2024.

Accordingly, for the purpose of this Plan Change there is not a mandatory requirement to
amend provisions to accord with the requirements of the National Planning Standard.
To do so risks unintended consequences within the architecture of the District Plan outside a
more fulsome or complete review. These matters are also addressed in Section 1.2 of the
Background and Engagement Report accompanying the suite of Plan Changes to the Taupo
District Plan.

4.1.6 National Environmental Standards

Relevant National Environmental Standards include:

¢ National Environmental Standard for Assessing and Managing Contaminants in Soll
to Protect Human Health (NES-Contamination 2011); and
¢ National Environments Standards for Freshwater (NES-F 2020)

In terms of the NES-Contamination, Attachment D identifies that there are no recorded
HAIL sites on Area 4 - Broadland Road West or Area 7 - Napier Road that would preclude
rezoning.

In terms of the NES-F, certain vegetation clearance, earthworks and land disturbance activities
required to be undertaken during the construction phase of any subsequent land development
may require additional consents depending on the setback and impact on any wetland. This
can be further assessed at that time.

4.1.7 Regional Policy Statement

Pursuant to section 75(3)(c) of the RMA, a District Plan must give effect to any operative
Regional Policy Statement (WRPS). The Regional Policy Statement of relevance to the
Additional industrial land is the Waikato Regional Policy Statement.

The WRPS was amended in March 2022 to account for the requirements of the NPS-UD.
The amendment introduced Objective 3.27 as this related to requirements for housing
bottom lines. That amendment does not extend to the Taupd District.

The Waikato Regional Policy Statement was made operative in April 2016.

Waikato Regional Policy Statement

The relevant provisions of the Waikato Regional Policy Statement as associated with urban
form and growth, including the integration of infrastructure and land use include:

Objective 3.1: Natural and physical resources are managed in a way that recognises:
Integrated
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Management

Objective 3.10
Sustainable and
efficient use of
resources

Objective 3.12 Built
Environment

Policy 6.1 Planned
and coordinated
subdivision, use
and development.

Policy 6.3 Co-
ordinating growth
and infrastructure

Policy 6.11
Implementing
Taupo District 2050

d) the needs of current and future generations;

e) the relationships between environmental, social, economic and
cultural wellbeing;

Use and development of natural and physical resources, excluding
minerals, occurs in a way and at a rate that is sustainable, and where
the use and development of all natural and physical resources is
efficient and minimises the generation of waste

Development of the built environment (including transport and other
infrastructure) and associated land use occurs in an integrated,
sustainable and planned manner which enables positive environmental,
social, cultural and economic outcomes, including by:

a) promoting positive indigenous biodiversity outcomes;

b) preserving and protecting natural character, and protecting
outstanding natural features and landscapes from inappropriate
subdivision, use, and development;

c) integrating land use and infrastructure planning, ..

e) recognising and protecting the value and long-term benefits of
regionally significant infrastructure;

g) minimising land use conflicts, including minimising potential for
reverse sensitivity; ...

Subdivision, use and development of the built environment, including
transport, occurs in a planned and coordinated manner which:

a) has regard to the principles in section 6A;

b) recognises and addresses potential cumulative effects of
subdivision, use and development;

c¢) is based on sufficient information to allow assessment of the
potential long-term effects of subdivision, use and development;
and

d) has regard to the existing built environment.

Management of the built environment ensures:

a) the nature, timing and sequencing of new development is
coordinated with the development, funding, implementation and
operation of transport and other infrastructure....

Growth in the Taupd District will be managed in a way that:

a) recognises that Taupd District 2050 provides for the
management of future growth, including by:

i. recognising the appropriateness of the urban growth areas
as an important resource for providing for new urban land
development and as the focus for future urban growth;

ii. ensuring patterns of future urban development are consistent
with the strategic directions of Taupo District 2050, the
identified urban growth areas, and any subsequently adopted
structure plans;
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6A Development
Principles (for the
purpose of Policy
6.1)

iii. avoiding urban development in the rural environment outside
of the identified urban growth areas to prevent a dispersed
pattern of settlement and the resulting inefficiencies in
managing resources;

iv. avoiding the cumulative effect that subdivision and
consequent fragmented land ownership can have on the role
of the urban growth areas in providing the supply of land for
urban development;

V. ensuring that staging of development in the urban growth
areas is efficient, consistent with and supported by adequate
infrastructure; and

b) ensures that urban development of an identified urban growth

area occurs by way of a Taupd District 2050 structure plan
process and associated plan change process.

c) acknowledges that changes to the Taupd District Plan intended

to implement Taupd District 2050 must be considered on their
merits under the RMA.

General Development Principles

New development should:

a)

b)

c)

d)

e)

support existing urban areas in preference to creating new
ones;

occur in a manner that provides clear delineation between urban
areas and rural areas;

make use of opportunities for urban intensification and
redevelopment to minimise the need for urban development in
greenfield areas;

not compromise the safe, efficient and effective operation and
use of existing and planned infrastructure, including transport
infrastructure, and should allow for future infrastructure needs,
including maintenance and upgrading, where these can be
anticipated;

connect well with existing and planned development and
infrastructure;

promote compact urban form, design and location to:
i) minimise energy and carbon use;
ii) minimise the need for private motor vehicle use;

iii) maximise opportunities to support and take advantage of
public transport in particular by encouraging employment
activities in locations that are or can in the future be
served efficiently by public transport;

iv) encourage walking, cycling and multi-modal transport
connections; and

V) maximise opportunities for people to live, work and play
within their local area;

k) promote positive indigenous biodiversity outcomes and protect
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significant indigenous vegetation and significant habitats of
indigenous fauna....

0) not result in incompatible adjacent land uses (including those that

may result in reverse sensitivity effects), such as industry, rural
activities and existing or planned infrastructure;

q) consider effects on the unique tangata whenua relationships,

values, aspirations, roles and responsibilities with respect to an
area. Where appropriate, opportunities to visually recognise
tangata whenua connections within an area should be
considered.

Relevant provisions around specific natural values and features include:

Objective 3.19
Ecological Integrity
and indigenous
vegetation

Policy 11.1 Maintain
or Enhance
indigenous
biodiversity

Ecology

The full range of ecosystem types, their extent and the indigenous
biodiversity that those ecosystems can support exist in a healthy and
functional state.

Policy 11.1 Maintain or Enhance indigenous biodiversity

Promote positive indigenous biodiversity outcomes to maintain the full
range of ecosystem types and maintain or enhance their spatial extent
as necessary to achieve healthy ecological functioning of ecosystems,
with a particular focus on:

(@)

(b)
(€)

(d)

()

(f)

(9)
(h)

(i)

@)

working towards achieving no net loss of indigenous biodiversity at
a regional scale;

the continued functioning of ecological processes;

the re-creation and restoration of habitats and connectivity
between habitats;

supporting (buffering and/or linking) ecosystems, habitats and
areas identified as significant indigenous vegetation and significant
habitats of indigenous fauna;

providing ecosystem services;
the health and wellbeing of the Waikato River and its catchment;
contribution to natural character and amenity values;

tangata whenua relationships with indigenous biodiversity including
their holistic view of ecosystems and the environment;

managing the density, range and viability of indigenous flora and
fauna; and

the consideration and application of biodiversity offsets.

Method 11.1.1 seeks that district plans should provide for indigenous
vegetation when managing land use change.
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Objective 3.20
Outstanding Natural
Features and
Landscapes

Objective 3.21
Amenity

Objective 3.21
Natural Character

Policy 12.1
Outstanding Natural
Features and
Landscapes

Policy 12.2 Preserve
Natural Character

Policy 13.1 Natural
Hazard Risk
Management
Approach

Policy 13.2 Manage
Activities to reduce
the risks from natural
hazards

Amenity and Landscape

The values of outstanding natural features and landscapes are
identified and protected from inappropriate subdivision, use and
development.

The qualities and characteristics of areas and features, valued for their
contribution to amenity, are maintained or enhanced

The natural character of ... lakes and rivers and their margins are
protected from the adverse effects of inappropriate subdivision, use and
development.

Identified values and characteristics of outstanding natural features and
landscapes (including seascapes) of regional or district significance are
protected from adverse effects, including cumulative effects, arising
from inappropriate subdivision, use and development.

Ensure that activities within ... wetlands, and lakes and rivers and their
margins are appropriate in relation to the level of natural character and:

a. where natural character is pristine or outstanding, activities
should avoid adverse effects on natural character;

b. where natural elements/influences are dominant, activities should
avoid significant adverse effects and avoid, remedy or mitigate
other adverse effects on natural character;

C. where man-made elements/influences are dominant, it may be
appropriate that activities result in further adverse effects on
natural character, though opportunities to remedy or mitigate
adverse effects should still be considered;

d. promote the enhancement, restoration, and rehabilitation of the
natural character of ... lakes and rivers and their margins; and

e. regard is given to the functional necessity of activities being
located in or near ...lakes, or rivers and their margins where no
reasonably practicable alternative locations exist.

Geotechnical Risk

Natural hazard risks are managed using an integrated and holistic
approach that:

(@) Ensures the risk from natural hazards does not exceed an
acceptable level;

(b)

(c) Avoids the creation of new intolerable risk...

Subdivision, use and development are managed to reduce the risks
from natural hazards to an acceptable or tolerable level including by:

@)

ensuring risk is assessed for proposed activities on land subject
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to natural hazards;

(b)  reducing the risks associated with existing use and development
where these risks are intolerable;

(c) avoiding intolerable risk in any new use or development in areas
subject to natural hazards;

Section 6A new development:
‘Development )
Principles’ (h) be directed away from ... natural hazard areas....:

In considering these matters:

o The areas identified by PC43 enable additional provision of Industrial land
development capacity to meet the forecast employment needs of Taup0 district as
aligned with Objective 3.1. The spatial extent of the rezonings, and as subject to
existing standards under the Taupd Industrial Environment are to appropriately
manage the relationship between environmental, economic and social wellbeing, as
well as actual or potential adverse effects.

e Technical assessments accompanying the options considered have taken into
account the potential for reverse sensitivity effects (Objective 3.12(g)) as well as
recognition of regionally significant infrastructure (Objective 3.12(e), Development
Principles 6A(0)) such as through the removal of Area 5 — Broadland Road East
from consideration given proximity to Contact Energy infrastructure.

e The spatial extent of the rezonings have considered and taken into account the
protection of indigenous biodiversity (Objective 3.12(a), Development Principle
6A(Kk)), as well as preserving and protecting natural character, and protecting
outstanding natural features and landscapes (Objective 3.12(b)).

¢ Interms of infrastructure (Policy 6.3, Policy 6.11(a)(v), Development Principle
6A(d)), the Infrastructure Technical Report identifies that Area 4 — Broadland Road
West and Area 7 — Napier Road, can be efficiently and effectively integrated with
supporting infrastructure.

¢ Interms of Policy 6.11(a) Area 4 - Broadlands Road West is identified within
TD2050(2006)*° and as an Urban Growth Area in Section 3e of the Taupé District
Plan; Area 7 — Napier Road is not, however for the purposes of a consideration of
clause (iii) Area 7 is contained within the Taupd urban area and reinforces a clear
delineation between urban and rural areas (Development Principle 6A(b)), neither
does it represent a dispersed pattern of development or generate resource
management inefficiencies associated with urban growth. It is considered that the
words ‘give effect to’ in s75(3) of the RMA require a purposive consideration of the
Regional Policy Statement framework as a whole, and that any residual tension
between Area 7 and Policy 6.11(a)(iii) is resolved through overall achievement with
the NPS-UD and consistency with the remaining provisions of the WRPS.

e Forthe purposes of Policy 6.11(c)(v), as based on the Infrastructure Technical

39 For completeness - TD2050 (2006) was the Council’s approved Growth Strategy when the Waikato Regional
Policy Statement was made operative. The TD2050 (2018) refresh does not include Broadlands Road West.
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Report and Transport Technical Report, both Areas 4 and 7 can be efficiently
supported by infrastructure.

e Interms of Policy 6.11(b) and (c) Area 4 - Broadlands Road West is identified
within TD2050(2006) and also with the Taup0 District Structure Plan (2004). Area 7
— Napier Road was not identified in TD2050, however is of a scale, and contained
urban location that a separate structure plan is considered unnecessary. PC43
represents the Plan Change process and associated merit based s32 assessment
for the consideration of these areas.

e Interms of geohazard, the Geotechnical Report (Attachment D) identifies that
neither Area 4 — Broadlands Road West nor Area 7 — Napier Road represent
‘intolerable risk’ for the purposes of the Policy 13.1(c), with any on-site specific
geotechnical issues able to be resolved through engineering design. The Technical
Report identifies?® that the Earthquake Geotechnical Engineering Practice Module
2* investigations, including deep geotechnical investigation as required to support
subdivision and land use for Area 4. That requirement has been inserted into Rule
4h.3.7 associated with anysubdivision for Section 14 SO 40438782 and Lot 1 DP
445148 (Area 4).

e Interms of ecology, neither the spatial extent of Area 4 — Broadlands Road West
nor Area 7 — Napier Road are subject to any notations demarcating significant
indigenous biodiversity or habitats (Objective 3.19, Policy 11.1). However, the
spatial extent of Area 4 has been developed in consideration of SNA180 to the
north and east of the site, and gully system to the west, as shown in Figure 7 as
well as the District Plan Hot Ground Hazard Area.

e Interms of amenity and landscapes, neither Area 4 nor Area 7 are identified as
either Outstanding Landscape Areas (OLA) or Amenity Landscape Areas (ALA) in
the District Plan (Objective 3.20, 3.21, Policy 12.1, 12.2).

In summary, the Proposed Plan Change therefore gives effect to the relevant provisions of
the WRPS.

40 WSP. Attachment D [Section 1.1]
41 MBIE & NZGS, Earthquake Geotechnical Engineering Practice Module 2: Geotechncial Investigations for
Earthquake Engineering, Rev 1, Nov 2021.



Figure 7: Area 4 Overlain over Ecological Assessment of the Taupé Commercial and Industrial Structure Plan
(2004)
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4.1.8 Iwi Management Plans

Pursuant to s74(2A) of the Resource Management Act 1991, a change to the District Plan
must take into account any relevant planning document recognised by an iwi authority and
lodged with the territorial authority, to the extent that its content has a bearing on the
resource management issues of the district. Take into account means that the matter must
be addressed with weight and as a matter of judgement based on the facts and merits of
the issue.

The relevant Ngati Tawharetoa Iwi Management Plan for the area, and broad matters
raised which have bearing on the use of the built form are outlined below, as are the
respective lwi Environmental Management Plans.

4.1.8.1 Ngati Tawharetoa lwi Management Plan (2003)

Exercising kaitiakitanga / Partnership“?: In terms of key principles, the Management Plan seeks to
ensure active participation as a partner in the resource management decision-making
processes.

Consultation with iwi is outlined below, and it is understood that Panel members
to hear and consider PC43 and submissions received should include Panel
members nominated by Tawharetoa Maori Trust Board.

42 Ngati Tawharetoa lwi Management Plan [pages 11 and 18]
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Te Waipuna Ariki - Water*3: Advocate for the protection of mauri of water through effective policy
and planning instruments. Prohibit all discharge of human waste directly into
waterways and promote effluent treatment acceptable to nga hapa.

Papatuanuku - Land**: Advocate for the protection of the mauri of land, including involvement from
tangata whenua with regard to the management of reserves, recreation areas.

Nga Otaota Me Nga Aitanga Kararehe — Flora and Fauna“®: Advocate for the protection of the
mauri of indigenous flora and fauna.

4.1.8.2 Iwi Environmental Management Plans

Whilst not formal Iwi Management Plans, the following also have a bearing on the Plan
Change.

Te Arawa River Iwi Trust (TARIT) Environmental Management Plan (2015)

This Environmental Management Plan is a high-level guidance document detailing priority
issues and actions to support Te Arawa River iwi in their aspirations.

The TARIT area of interest extends from the Upper Waikato River Catchment area at Huka
Falls to Pohaturoa, and policies and actions in the plan pertain to the health and wellbeing of
the Waikato River.

In particular, TARIT considers itself an affected party for any activity that affects, or
potentially affects, the Waikato River as regards the following:

1. Water Permits: To dam, divert, take and use from or in the Waikato River as well
as surface water activities

2. Discharge Permits: To discharge contaminants into water or onto land where it
may enter water

3. Land Use Consents: For riverbed disturbance — structures, drilling, plant
introduction or removal, plant or animal habitat disturbance.

Ngati Tahu - Ngati Whaoa Iwi Environmental Management Plan (IEMP): Rising above the
mist - Te aranga ake i te taimahatanga (2019)

The IEMP is a comprehensive three-part document. Part one sets out the background, vision
and overarching ethos for environmental management. Part two compares the historical and
current state of the natural environment, as well as setting out principles for environmental
management and iwi goals for each environmental resource. Part three is a collation of
various action plans and associated implementation strategies.

43 Ngati Tawharetoa Iwi Management Plan [page 22]
44 Ngati Tawharetoa Iwi Management Plan [page 24]
45 Ngati Tawharetoa Iwi Management Plan [page 38]
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The iwi has had customary lands returned and mana whenua established through various
Treaty Settlements, making Ngati Tahu - Ngati Whaoa iwi one of the largest land holders in
the Waikato River catchment. The IEMP details out at length the current state of the
environment, iwi issues and proposed strategies for remedying the same over these areas.
In particular, the IEMP sets out how Ngati Tahu-Ngati Whaoa will exercise kaitiakitanga over
the following aspects of their rohe:

1. The waters of the Waikato River from Huka Falls to Pohaturoa at Atiamuri
2. Extensive forest areas in Tutukau and the Paeroa ranges

3. The geothermal fields of Rotokawa (Tauhara North), Broadlands (Kaingaroa
No.2), Ohaki (Tahorakuri), Nga Tamariki (Tahorakuri), Reporoa (Paeroa East),
Waiotapu (Paeroa East), Waikite (Rotomahana Parekarangi), Te Kopia
(Rotomahana Parekarangi), Orakei Korako (Tutukau) and Atiamuri (Tatua West).
In some of these fields, Iwi Trusts continue to be landowners and joint venture
partners. The geothermal habitats also harbour some of the rarest plants in the
country.

4. Various wabhi tapu and historic sites of significance that dot the landscape,
especially alongside rivers and waterways, on high hilltops and in areas of native
forest and pine forestry.

4.1.8.3 Summary - lwi Management Plans

PC43 seeks to provide for an additional 24ha of land to be urbanized to provide for
Industrial activities, and consequently has the potential to result in any changes to the
management of water quality or discharges, air discharge, use of fisheries, water quality or
the management of the geothermal resource. However, it is understood that through
existing provisions in both the Waikato Regional Plans and District Plan that these effects
will be appropriate considered and managed through subdivision and land use.

It is understood that there are not specific sites or values associated with ancestral lands,
sites, waahi tapu and other taonga as represented by Area 4 and Area 7 that would render
these areas inappropriate in terms of rezoning.

Subject to inclusivity through consultation and representation and partnership in terms of
decision making (through Panel membership), the Plan Change is considered to take into
account the matters contained in the iwi management plans in accordance with section
74(2A) of the RMA.

4.1.9 Relevant Management Plans and Strategies

Regard is to be had to the TD2050 - Growth Management Strategy (2018) and the Taupo
Long Term Plan.

In the context, ‘have regard to’ means, giving matters genuine attention and thought, and such
weight as is considered to be appropriate. In Mapara Valley Preservation Society Inc v Taupé
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District Council (A083/07), the Environment Court noted that the Taupd District Council Growth
Strategy (TD2050) strategy was not a statutory document, it:

"was publicly notified for consultation with the 2006 — 2016 Long Term Council Community
Plan using the special consultative procedures under the Local Government Act 2002. We
thus find that the Variations should be given substantial respect and weight [when making
decisions on a resource consent]".[49]

and

"Plan Changes 19, 21, 23, 24 and Variation 25 are based on and informed by a
comprehensive Growth Management Strategy, the Taupd District 2050 District Growth
Management Strategy, a document which has been the result of an extensive period of
research, consultation and a participatory process under the Local Government Act". [58]

4.1.9.1 TD2050 - Growth Management Strategy

Area 4 — Broadland Road East was identified in TD2050 (2006) as well as within the Taupo
Urban Commercial and Industrial Structure Plan (Figure 8) for rezoning from Rural
Environment to Industrial Environment, but was excluded from the Decisions Version of Plan
Change 29 on the basis of excess development capacity. Area 7 — Napier Road was not
identified within either TD2050 or the Structure Plan.

Figure 8: Identification of Area 4 — Taupd Urban Commercial and Industrial Structure Plan (2011)
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The TD2050 (2018) refresh did not identify any provision for additional zoned Industrial land
resource. Goals 16 to 18 were linked to the Action of ‘Ensuring adequate industrial land
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supply capacity for both light and heavy industrial land use™®. As noted, Property Economics
have identified that for the long term, there is a shortfall of zoned Industrial land resource to
provide for forecast employment demand.

In terms of Industrial Land, the direction in the 2018 Refresh of the TD2050 Strategy is that
there is sufficient industrial land resource to provide for growth*’, but regular monitoring of
supply and take up would be required.

The Strategy also outlines key visions that include:

Value: We will retain and attract residents and businesses by ensuring the district remains
affordable and ensuring the work we do creates a better life for people and their families.

Vibrant: The vibrancy of our district will be created by well connected communities who work
together to create a positive, fun environment people want to call home.

Associated strategic directions seek to provide the platform for a sustainable economy,
integrate sustainable infrastructure provision with land use, and create vibrant and diverse
places where people love to live, work, play and invest.

4.1.9.2 Long Term Plan (LTP) 2021 - 2031
The strategic goals of the LTP*® are:

» Growing resilient economies,
» Enhancing healthy and sustainable environments, and;

* Enabling connected and safe communities.

4.1.9.3 Summary

PC43 in seeking to rezone Area 4 and Area 7 from Rural Environment to Taupd Industrial
Environment has appropriately considered and has had regard to the long history of strategic
planning undertaken in the Taupd District relating to business supply.

The Plan Change seeks to ensure a resilient economy and platform for a sustainable
economy as sought within the LTP and TD2050 respectively and has based the
consideration of rezoning options taking its cues from the TD2050 (2006) and the Taup0o
Urban Commercial and Industrial Structure Plan (2011).

4.1.10 Regional Plans

In accordance with Section 75(4)(b) of the RMA, an operative plan change must not be
inconsistent with a regional plan for any matter under section 31. PC43 is not inconsistent
with the Waikato Regional Plan.

The areas sought to be rezoned from Rural Environment to Taupd Industrial Environment
through PC43 will need to accord with the provisions of the Waikato Regional Plan,

46 TD2050 (2018) [14]
47 TD2050 [page 3]
48 LTP [page 5]
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including for any matters associated with land development and subsequent water takes or
discharges (including stormwater), air quality and drilling and excavation.

4.2 Taupo District Operative Plan Approach

PC43 does not seek to amend any Objective or Policy, accordingly the s32A tests for the
proposed rezonings and amendments to Rule 4h.3.7 is whether the rezoning is appropriate
for achieving the objectives*®, and implementing the policies®.

4.2.1 Land Development
Section 3e of the Plan contains the strategic land development policy framework.

The relevant provisions seek to provide for and manage urban growth (Objective 3e.2.1)
through recognising the appropriateness of Urban Growth Areas as a resource for planned
and staged urban growth (of which Area 4 - Broadlands Road West is identified as such —
Section 3e.6.3); and ensuing that any new urban development is predicated by way of
Structure Plan process and associated plan change (Objective 3e.2.2).

OBJECTIVE 3e.2.1

Provide for and manage urban growth so as to achieve the sustainable management of the District’s
natural and physical resources.

POLICIES

i. Recognise the appropriateness of Urban Growth Areas as an important resource for providing for
new urban land development and as the focus for future urban growth.

i. Ensure patterns of future urban development are consistent with the identified Urban Growth
Areas as described in Section 3e.6

iii. Prevent urban development in the rural environment outside of the identified Urban Growth
Areas.

iv. Avoid the cumulative effect that subdivision and consequent fragmented land ownership can
have on the role of the Urban Growth Areas in providing the supply of land for urban
development.

v. Ensure that urban development of an identified Urban Growth Area occurs by way of a Taupo
District Structure Plan Process and associated plan change process.

The subdivision and development of Urban Growth Areas (Policies 3e.2.2) is to define the
precise location, extent, form and staging of development by Structure Plan and associated
plan change, and ensure that the planning and development of Urban Growth Areas

49 532(1)(b)
50 s75(1)(c)
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adequately takes into account the efficient and effective functioning of supporting and
surrounding infrastructure (Objective 3e.2.3).

Any development is to avoid degradation of the Lake and waterways (Objective 3e.2.4) and
not detract from amenity values or the quality of the environment (Objective 3e.2.5).

The rezoning of Area 4 — Broadlands Road West achieves these provisions through being
identified as an Urban Growth Area in Section 3e.6 and being included in the Taupd Urban
Commercial and Industrial Structure Plan (2011), as well as existing ODP provisions as to
the management of anticipated industrial land use.

Area 7 — Napier Road is not identified as an Urban Growth Area in Section 3e.6. However, it
represents a discrete extension to both the Broadlands and Crown Road Industrial Areas as
introduced through PC29, with both of those areas included in Section 3.6e of the District
Plan. Area 7 is currently zoned Rural Environment but is contained within the urban
boundary as represented by the East Taup0 Arterial.

As outlined in the Infrastructure Technical Report, each Area can be efficiently and
effectively serviced by supporting community infrastructure.

It is considered that Area 4 wholly achieves Section 3e, with Area 7 resulting in some minor
tension with these provisions.

4.2.2 Industrial Provisions

The Taupo District Plan contains three Industrial Environments (zones), the Centennial
Industrial Environment (which generally provides for heavy industrial type activities with
greater effects); the Taupo Industrial Environment (which provides for both heavy and light
industrial activities such as engineering workshops, panel beaters and trade services); and
the Industrial Environment captures those activities such as geothermal power stations that
are located in parts of the district which are generally rural in nature and includes the
industrial areas surrounding the Turangi town centre. Only the Taupd Industrial Environment
is relevant to this plan change.

The relevant operative Objectives and Policies are:
OBJECTIVE 3t.2.1

A range of industrial areas which accommodate a diversity of appropriate business activities to meet
Taupo townships future growth demands for industrial activity.

POLICY

3t.2.1(i) To provide a range of industrial activity within the Taupo and Centennial Industrial
Environments, where the different scale and intensities of effects can be
accommodated and managed, having regard to the nature of environments within
and adjoining such areas.

OBJECTIVE 3t.2.4

Provide for the subdivision and development of land where the land can be appropriately serviced
with community infrastructure.
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POLICIES

3t.2.4(i) Ensure that subdivision and development of land does not create any adverse
impacts on the future management and development of community infrastructure.

3t.2.4(ii) Require the subdivision and development of land to be carried out in accordance with
the Infrastructure Development Plan.

OBJECTIVE 3t.2.5

Provide for the subdivision and development of identified sensitive land in a manner that recognises
landform limitations.

POLICIES

3t.2.5(i) Manage the environmental effects of land disturbance to ensure a high level of
environmental protection in the identified “Sensitive” locations.

3t.2.5(ii) Recognise landform limitations at the time of subdivision and development in the

identified sensitive areas in the Taupd Industrial Environment®..

The rezoning of Area 4 and Area 7 achieves these provisions, particularly in terms of
providing for a diversity and supply to meet Taupd townships future growth demands
(Objective 3t.2.1).

The amendments sought to Rule 4h.3.7 to ensure a high level of deep geotechnical
investigation to support the final form of subdivision and associated land use (as based on
the Geotechnical Report, Attachment 4) is seen as being appropriate in terms of achieving
Objective 3t.2.5.

Lastly, it is understood from the Infrastructure Technical Report that development can be
appropriately serviced with community infrastructure (Objective 3t.2.4).

4.2.3 Transport Provisions

The relevant provisions are:

OBJECTIVE 3f.2.1

The safe and efficient operation of the roading network, and movement of traffic, including cyclists
and pedestrians within the District.

POLICIES

51 This policy is implemented by Rule 4h.3.7 which deems Any subdivision of land identified as “Sensitive” within
the Taupd Industrial Environment is a discretionary activity and will be subject to the recommendations of
appropriate technical assessments.
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(i) Ensure activities avoid, remedy or mitigate any adverse effects on the operation and function of
the roading network, including the movement of traffic cyclists and pedestrians, as accordance
with the Roading Hierarchy.

(i) Encourage activities, including the design and location of new vehicle crossings, to provide for
the safe and efficient movement of traffic, including cyclists and pedestrians.

(i) Encourage the use of alternative modes of transport such as cycling and public transport.

The Transport Technical Report (Attachment C) and Infrastructure Technical Report
(Attachment B) consider matters in relation to effects on the wider transport network,
access and safety. The reports conclude that Area 7 — Napier Road promotes a high degree
of accessibility and a high safety rating, and Area 4 — Broadlands Road West whilst
promoting a comparatively lesser level of accessibility (a moderate rating), would be
efficiently and effectively integrated with the supporting transport network. Rezoning Area 4
from Rural Environment to Taupd Industrial Environment would generate less than 220vph
(vehicles per hour) in the peak hour, under 4 vehicles per minute or 1 vehicle every 15
seconds on average — that level of generation could comfortably be accommodated on the
network.

Accordingly, the rezonings proposed through PC43 will achieve Objective 3f.2.1.

424 Landscape and zoning interface provisions

Neither Area 4 nor Area 7 are notated as Outstanding Natural Landscape or Amenity
Landscape Area in the ODP. Accordingly, provisions in Section 3h ‘Landscape Values’ is
not relevant to the proposal.

Appropriate amenity outcomes are expressed in Taupd and Centennial Environment
Objective 3t.2.3 in terms of amenity expectations, and Objective 3t.2.6 as to managing the
interface with other, more sensitive environments (zones). Accordingly, it is considered that
the rezonings would be appropriate in terms of achieving these objectives, albeit noting the
proximity of the Residential Environment zoning to the southeast of Area 7 — Napier Road
albeit that these potential impacts are able to be managed by existing performance
standards®.

425 Natural Values

Area 4 — Broadlands Road West is set back 100m from, and does not extend into, SNA180
which is located to the east and north of the rezoning. Area 7 — Napier Road is not proximate
to any notated SNA within the Operative District Plan.

52 For example: Rule 4h.1.3 which requires a 5m setback from the Residential Environment. Rule 4h.1.8 which
requires reduced noise levels as received in any residential environment or the notional boundary of any site
within the Rural zone.
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OBJECTIVE 3i.2.1

The protection of Significant Natural Areas in the Taupo District from more than minor adverse effects
of indigenous vegetation clearance.

POLICIES
(i) Avoid remedy or mitigate more than minor adverse effects of vegetation clearance on the
ecological values of Significant Natural Areas...

Objective 3i.2.1 seeks to protect Significant Natural Areas from more than minor adverse
effects. However, the associated Policies are less directive, seeking that more than minor
adverse effects on SNAs should be avoided, remedied or mitigated (Policy 3i.2.1(i)).
Regardless, the proposed rezoning of Area 4 — Broadlands Road West is suitably separated
from SNA180 to provide an appropriate buffer and hence achieve Objective 3i.2.1.

4.2.6 Natural Hazards and Geotechnical Risk

The relevant provisions of the ODP are:

OBJECTIVE 3L.2.1

Protection of activities, development and life from the adverse effects of natural hazards.

Policies

i.  Control the design and location of activities and development within identified natural hazard areas,
or areas which have significant potential to be affected by a natural hazard, to avoid or mitigate
the effects of the natural hazard.

ii. Manage the location, design, and type of new activities and development to avoid or mitigate the
adverse effects of erosion, ground rupture and deformation, hot ground and land instability on
development and the community.

OBJECTIVE 3L.2.2

Activities and development do not create, accelerate, displace, or increase the effects of a natural
hazard.

Policies

i.  Ensure that activities do not alter or change the nature of a natural hazard event, increase the
intensity of a natural hazard event or increase the risk of the event occurring.

i. Ensure that activities and structures do not increase the risk to the community or the environment
from the effects of natural hazards.

iii. Ensure that where development occurs within areas subject to the effects of natural hazards,
property owners and/or occupiers are informed of and manage the risk.

The analysis contained within the Geotechnical Report (Attachment D) does not identify any
hazard areas, or areas which have significant potential to be affected by natural hazard. Any
remaining geotechnical issues can be reasonably mitigated through engineering design.
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However, for Area 4 — Broadlands Road West, it is considered that additional deep
geotechnical investigation will be required to support subdivision and land use. That
requirement has been inserted into Rule 4h.3.7 for subdivision for Section 14 SO 40438782
and Lot 1 DP 445148 (Area 4). Accordingly, the proposed rezonings are considered to
achieve Objective 31.2.1 and 3I.2.2.

427 Geothermal Activities

Section 30 of the Plan seeks:

OBJECTIVE 30.2.2

The avoidance of reverse sensitivity effects arising from incompatible land uses establishing or
expanding on Geothermal Areas!!l shown on the maps at the end of this section.

POLICIES

i. To discourage land uses which are or may be incompatible with the use and development of
geothermal based industry in the Geothermal Areas shown on the maps at the end of this
section.

ii. To ensure that new activities are compatible with existing geothermal based industry.

Area 4 is located within the Geothermal Area as notated in the ODP. However, it is not
considered that activities anticipated by the proposed Taup0 Industrial Environment would
be incompatible or sensitive to the use and development of the geothermal based industry.

4.2.8 Operative District Plan Summary

There are a significant number of objectives and policies that have some bearing on PC43.

Overall, the Plan seeks to manage the Taupd District’s land development and urban growth
through recognition of Urban Growth Areas as a resource for providing for such
development. Land development and growth is also to provide for a range of Industrial areas
to meet Taupd townships future growth demands for industrial activity. Such development is
to be: appropriately serviced and integrated with supporting infrastructure; able to manage
identified sensitive land in a manner that recognises landform limitations, avoid locations that
have significant landscape or ecological values, or that are prone to intolerable risk from
natural hazards such as fault lines, flooding or erosion; and avoid the creation of reverse
sensitivity effects on the geothermal based industry.

The proposed rezoning of Area 4 — Broadlands Road West and Area 7 — Napier Road is
considered to achieve the respective objectives (and implement the policies) of the ODP.

4.3 Taupo District Proposed Plan Approach — Strategic Directions

The package of Proposed Plan Changes being notified includes Strategic Directions. These
provisions have no statutory weight until they are notified. They will also be subject to
submissions and necessary amendments subject to the merits of evidence and decisions.
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Regardless in terms of sections 32(1)(b) and 75(1)(b) and (c), there will be a need to ensure
that the provisions introduced through Plan Change 43 to achieve and implement relevant
Strategic Directions provisions, and therefore achieve vertical alignment between provisions.

As identified in the ‘Introduction’ to Strategic Directions:

The following chapter provides an outline of the key strategic and significant resource
management matters for the Taupd district. This chapter include objectives and policies to
guide decision making at a strategic level.

The strategic objectives set the direction for the District Plan and help to implement the
Council’'s community outcomes. They are indicative of the matters which are important to the
Taupd District community and reflect the intended outcomes to be achieved through the
implementation of the District Plan. The strategic directions will be particularly relevant for any
future changes to the Plan and any significant resource consent applications where there is a
requirement to consider District Plan policy.

The Strategic Directions relevant to Plan Change 43 are:

Objective 2.1.2.1

Objective 2.1.2.2

Policy 2.1.3.1

Policy 2.1.3.8

Strategic Direction 1, Tangata Whenua

The values, rights and interests of Taupo District mana whenua are
recognised and protected

Mana whenua are a partner in District Plan planning and decision
making.

Recognise and provide for the relationship of Maori and their culture
and traditions with their ancestral lands, water, sites, wahi tapu (sacred
sites), and other taonga (treasures).

Recognise, in decision making, the importance of iwi environmental
management plans in providing important guidance and direction on the
sustainable use and development of the environment and natural
resources.

Strategic Direction 2, Freshwater Quality / Te Mana o te Wai

Objective 2.2.2.1

Policy 2.2.3.2

Objective 2.3.2.1

Subdivision and land use is managed in a way that promotes the
positive effects, while avoiding, remedying, or mitigating adverse effects
(including cumulative effects) of that development, on the mauri, health
and well-being of water bodies, freshwater ecosystems, and receiving
environments within the Taupo District.

Decisions, policy and planning reflect an integrated land management
or ki uta ki tai approach to resource management/landuse planning.

Strategic Direction 3, Urban Form and Development

1. The district develops in a cohesive, compact and structured way that:

a. contributes to well-functioning and compact urban forms that
provide for connected liveable communities;

b. enables greater social and cultural vitality and wellbeing, including
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through recognising the relationship of tangata whenua with their
culture, traditions, and taonga;

c. ensures infrastructure is efficiently and effectively integrated with
land use; and

d. meets the community’s short, medium and long-term housing and
business needs.

Objective 2.3.2.4 Development is serviced by an appropriate level of infrastructure that
effectively meets the needs of that development.

Policy 2.3.3.1 Identify and zone appropriate areas of land for urban purposes to guide
the future provision of infrastructure within the Taupo District.

Policy 2.3.3.5 Require urban subdivision and land development to be efficiently and
effectively serviced by infrastructure (including development and
additional infrastructure), according to the capacity limitations of that
infrastructure.

Strategic Direction 5, Significant and Local Infrastructure

Objective 2.5.2.3 Land use in the District will not adversely affect the capacity and the
safe and effective functioning of nationally and regionally significant and
local infrastructure required to service existing and future communities.

Collectively the provisions seek the following:

e That the district develops in a manner that contributes to well-functioning and
compact urban forms, and that the community’s short, medium and long term
business needs are met (Objective 2.3.2.1).

¢ In doing so, development is to be serviced by an appropriate level of infrastructure
(Objective 2.3.2.4, Policy 2.3.3.5) and zoned accordingly to guide infrastructure
provision (Policy 2.3.3.1), in a manner that:

o Doesn’t adversely affect nationally and regionally significant infrastructure
(Objective 2.5.2.3).

o Is managed to account for effects on the mauri of water-bodies (Objective
2.2.21).

o Recognises and provides for the values, rights and interests of Taup0 District

mana whenua (Objective 2.1.2.1).

The rezoning of Area 4 and Area 7 through PC43 provides a contribution to appropriately
achieve these Objectives and Policies.
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4.4 Technical Context
The following technical work was commissioned in addition to staff analysis:

e Taupd Future Industrial Land Options Economic Multi-Criteria Analysis (Property
Economics Ltd, 2022). Attachment A.

e High Level Transport Assessment of Proposed Industrial Land Areas. (Abley
Transport Engineers, 2022). Attachment C.

¢ Taupod Industrial Plan Change. Preliminary Desktop Geotechnical Assessment (2022)
and Preliminary Geotechnical Assessment — Addendum Report (2022). WSP.
Attachment D.

Staff also undertook the following analysis:

¢ Infrastructure Technical Report. Attachment B.

4.4.1.1 Taupd Future Industrial Land Options Economic Multi-Criteria Analysis (PEL, 2022)
— Attachment A

Property Economics Limited have considered and applied a multi-criteria analysis of future

industrial land use options for the district to assist in assessing the most appropriate and

efficient location for additional industrial zoned land.

The Technical Assessment identifies that the district has shown steady levels of investment
in the Industrial sector over the last 20 years. PEL identifies for the 2020 year, almost
$9million of industrial consents or some 14,000m? of industrial built form (GFA) was provided
for®s,

In terms of industrial employment, despite a modest decrease following the 2008 Global
Financial Crisis, PEL identify that the district has an industrial employment base 50% larger
than in 20004, with an annual average growth rate of 136 net additional employees per
annum since 2013. By 2053, the total Industrial Sector employment is anticipated to account
for some 4,800 employees, around 860 more employees than in 2020%°.

Importantly, as already identified, Taupd District has sufficient zoned, vacant and serviced
land of some 38ha. This extent of land holding is sufficient, based on forecast trends to
provide development capacity for the short and medium term (10 years). However, by 2053
(30 years), PEL have identified that an additional 52.6ha of industrial capacity will need to be
found®®.

Clearly an undersupply of industrial land resource represents a reduction in productivity to
the Taupd district, as well as: a loss of employment opportunities; a reduction in economic
and social wellbeing; and higher rents / land purchase for remaining zoned industrial land.
However, there are also positive and negative economic impacts of providing a considerable
surplus of industrial land than that required in the long term. At a high level, the costs and
benefits can include®”:

53 Attachment A, PEL 2022 [page 9]

54 Attachment A, PEL 2022 [page 10]
55 Attachment A, PEL 2022 [page 12]
56 Attachment A, PEL 2022 [page 14]
57 Attachment A, PEL 2022 [page 15]
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e Lower industrial land prices.

¢ Increased choice in location.

e Increased certainty in future locations on industrial land provision to market.

e Disincentivising ad hoc, out of zone industrial activity.

¢ [Inefficient infrastructure allocation — infrastructure is allocated to an area where it is
not yet required or demand.

o Decreased impetus of intensified / efficient industrial development.

PEL have assessed a number of economic criteria against the options provided by Taupo
Council, and have concluded that Area 7 — Napier Road, and subsequently Area 4 —
Broadlands Road West are ranked as the more appropriate sites to enable industrial
activities®®,

Collectively, these areas account for an additional 24ha of Industrial land development
capacity, leaving only 28.6ha of additional land to be rezoned for industrial activities to
completely provide for all of the long term (30 year) demand.

4.4.1.2 Infrastructure Technical Report (Taupd District Council, 2022) — Attachment B
Officers for the Taup0 District Council have provided a Technical Report on the ability to
feasibly service identified potential industrial areas. Assessments include the ability to
efficiently provide for wastewater, drinking water and traffic infrastructure as critical to well-
functioning industrial areas.

The Report identifies that Area 6 — Rangitira E / Scoria Road and Area 3 — Centennial
Southern Extension is highly constrained in terms of the ability to efficiently integrate
servicing infrastructure with land use.

The Report identifies that Area 4 — Broadlands Road West and Area 7 — Napier Road can be
serviced with supporting infrastructure. Although for Area 4 — additional water supply
infrastructure (pumping station) will be required. For Area 7 the report identifies that rezoning
is not suitable for wet level industry, accordingly a Taupd Industrial Environment zoning (light
industry and trade) has been sought through PC43 and applied to both sites to reduce
loadings on wastewater infrastructure.

4.4.1.3 Transport Technical Report (Abley Transport Engineers, 2022) — Attachment C
Abley Transport Engineers have provided a Technical Report on the impact that
development of the eight potential Industrial areas would have on the current and likely
future transport environment, including safety and accessibility.

The Report identifies that trip generation from the industrial development of Area 7 and Area
4 for Industrial activities respectively can be appropriately managed in terms of transport
safety, and efficiently and effectively accommodated into the transport network. The Report
identifies that the rezoning of Area 4 - Broadlands Road West (in combination with Area 3
which is not sought to be rezoned) may require localised reductions in speed limits and
access management, however these matters can be led and addressed by Council and is
unlikely to be a matreial issue as PC43 is not proposing the rezoning of Area 3.

58 Attachment A, PEL 2022 [page 36]
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4.4.1.4 Preliminary Desktop Geotechnical Assessment and Addendum Report (Abley WSP,
2022) — Attachment D

WSP have completed a Desktop Report of the eight potential Industrial areas in terms of

geotechnical conditions, geohazards and site contamination. In addition, an Addendum

Report was prepared which include on site considerations and more specific analysis of

Areas 3,4 and 7.

The Reports present the findings of a desktop investigation carried out for the eight sites and
identifies that, with the exception of Area 6 — Rangitira E which has issues associated with
land instability, there are no areas of intolerable risk that are not able to be addressed
through engineering design, albeit that a number of fault hazards are identified for Areas 1, 3
and 6 that would require buffer distances from development. Similarly, there is no records
found of site contamination that would prevent rezoning for the areas.

For Area 4, issues associated with Hot Ground Hazard are identified, although a preliminary
geotechnical assessment previously undertaken on the site identified that the site is suitable
for commercial development, subject to recommendations. The Report identifies that prior to
land use, a more detailed geotechnical assessment is required to inform layout and
engineering design. Accordingly, PC43 also amends (for Area 4 only) additional
requirements associated with any subdivision of this area to include:

‘deep geotechnical investigation and shall also include, but not be limited to:

+  establishing a ground temperature profile starting from the margins of the Hot Ground
Hazard Area (District Plan maps);

+ determination of the groundwater profile and susceptibility to liquefaction and risk of
subsurface water flows;

+  establishing an understanding of the most likely future state of thermal features; and
*  a stormwater management plan’.

For Area 7 — a preliminary geotechnical assessment concluded that ‘there is no geotechnical
hazards or considerations and [the site] is geotechnically suitable for .. subdivision’. It is
understood that additional deep geotechnical investigation is not required.

4.5 Engagement
Section 3 of the RMA sets out the consultation requirements as below:

3(1) During the preparation of a proposed policy statement or plan, the local authority
concerned shall consult —

(a) the Minister for the Environment; and

(b) those other Ministers of the Crown who may be affected by the policy statement
or plan; and

(c) local authorities who may be so affected; and

(d) the tangata whenua of the area who may be so affected, through iwi authorities;
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and

(e) any customary marine title group in the area.

3(2) A local authority may consult anyone else during the preparation of a proposed policy
statement or plan

Section 3(1) above is mandatory while Section 3(2) is at the discretion of the Council. In
this instance, Council undertook discretionary consultation in relation to this amendment.

Community consultation was undertaken in May and June of 2022, closing Monday 13 June
2022. The Background and Engagement Summary Report which accompanies the suite of
Plan Changes provides a more detailed description and register of all consultation
undertaken with the Plan Change.

Council has consulted with those landowners as associated with the rezoning options. In
addition, broad level consultation has occurred with Waka Kotahi NZ Transport Agency and
also Contact Energy.

45.1 Iwi Authority Consultation

Clause 3 of Schedule 1 of the RMA sets out the requirements for local authorities to consult
with tangata whenua through and iwi authorities.

The Background and Engagement Summary Report which accompanies the suite of Plan
Changes provides a more detailed description and register of consultation undertaken with
iwi in terms of the preparation and issues raised by mana whenua as associated with the
Plan Change.

Section 2.1 of the Background and Engagement Summary Report sets out the relevant iwi
authorities in the Taupd District, with Table 3 of that Report setting out the key milestones in
terms of engagement dating back to June 2019, noting that that engagement was
substantially broader than the specific matters associated with Plan Change 43.

Specifically in terms of PC43 a pre-consultation phase (May to June 2022) involved the
Industrial ‘Plan Change, being issued to relevant lwi partners for consideration and
feedback. It should be acknowledged that the pre-consultation phase (May 2022) on the
draft plan changes received no feedback from iwi authorities on the additional industrial land
proposal.
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5 SECTION 32 EVALUATION

5.1 Key Resource Management Issues

The key resource management issues associated with PC43 are as follows:

The first issue is that while there is sufficient development capacity for further industrial
development within the Taupd District over the short and medium term, the analysis by
Property Economics Limited has identified a shortfall in long term supply to meet the forecast
increase in employees by 2053 (long term). Whilst there is no statutory requirement for
zoned and infrastructure ready Industrial land for the long-term period®®, there are clearly
benefits in terms of providing certainty to the market in terms of the provision of sufficient
industrial development capacity, the location of such areas and ability to service different
business sectors.

The provision of additional zoned Industrial land assists in the achievement of Objective
3t.2.1 which seeks to provide a range of industrial areas and meet Taupd townships future
growth demands for industrial activity, as well as proposed Strategic Direction Objective
2.3.2.1(d) to develop in a cohesive, compact and structured way that meets the community’s
short, medium and long term business needs.

The second issue is to ensure that the supply of Industrial land in Taupd Township
recognises and takes into account varying physical constraints and opportunities (such as
the ability to efficiently and effectively integrate with infrastructure, the potential for reverse
sensitivity on regionally significant infrastructure, strengthen compact urban forms) and
natural values (such as significant natural areas and geohazards). These matters have the
potential to limit site options (Attachment F), or require site management in terms of final
design and additional costs incurred in developing the land as suitable for industrial uses.

5.2 Scale and Significance

The proposed amendments are minor — moderate when considered at a District scale as set
out in the table below. There will be a degree of significance on landowners who are enabled
by the rezoning to realise industrial development on Area 4 — Broadlands Road West and
Area 7 — Napier Road.

Amendments to Rule 4h.3.7 will ensure clarity to the landowner / developer of Area 4 as to
additional geotechnical assessments necessary to support industrial development, whilst the
costs of that further analysis will be borne by the developer and not the wider community.

The following table identifies the scale and significance assessment as associated with the
environmental, economic, social and cultural effects of the provisions.

Low Low - Moderate | Moderate | High
moderate - High

Degree of change from the ODP v

59 NPS-UD Clause 3.4
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Effects on matters of national v
importance (s6 RMA 1991)

Scale of effects — local, district 4
wide, national.

Scale of effects on people (how | v
many affected / landowners).

Scale of effects of those with v
particular interests (i.e Tangata

Whenua)

Degree of policy risk — has v

matters been considered by
higher order documents (i.e
NPS-UD)

Likelihood of increased costs or | v
restrictions on individuals,
businesses or the community.

5.3 Evaluation of the Objectives

There are no proposed objectives or amendments to objectives and thus an assessment of
the objectives against the Purpose of the Act is not required. Instead, the evaluation relies
on the ODP Taup6 and Centennial Industrial Environment provisions in Section 3t.

54 Assessment of the Provisions

Section 32(1)(b) requires an evaluation of whether the provisions are the most appropriate
way to achieve the objectives by identifying other reasonably practicable options, assessing
the efficiency and effectiveness of the provisions in achieving the objectives, and
summarising the reasons for deciding on the provisions.

It is important to acknowledge that the s32 process is not an assessment of environmental
effects similar to that required for resource consent applications, but rather is a process by
which any restrictions on land use or the enablement of additional activities (such as through
rezoning) is to be justified as being efficient and effective methods for achieving Plan
objectives and thereby Part Il RMA.

The assessment must identify and assess the benefits and costs of environmental,
economic, social and cultural effects that are anticipated from the implementation of the
provisions, including opportunities for economic growth and employment. The assessment
must if practicable quantify the benefits and costs and assess the risk of acting or not acting
if there is uncertain or insufficient information available about the subject matter.

The proposed provisions relevant to PC43 are the following:

e Rezoning of Area 7 — Napier Road (4ha) from Rural Environment to Taupd Industrial
Environment.

e Rezoning of Area 4 — Broadlands Road West (20ha) from Rural Environment to
Taupo Industrial Environment, including amendments to Rule 4h.3.7 requiring
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specific geotechnical investigation (as specific to the development area Section 14
SO 40438782 and Lot 1 DP 445148).

The assessment is in accordance with the following resource management issues:

e The first issue — provision of sufficient development capacity for further industrial
development in the district.

e The second issue - taking into account varying physical constraints and opportunities
and natural values that require management in terms of the realisation of additional
industrial zoned land.

5.5 Assessment of the provisions relating to location and
availability of Taupo Industrial Environment zoned land in
Taupo

Relevant Objectives

OBJECTIVE 3e.2.1

Provide for and manage urban growth so as to achieve the sustainable management of the
District’s natural and physical resources.

OBJECTIVE 3t.2.1

A range of industrial areas which accommodate a diversity of appropriate business activities to
meet Taupo townships future growth demands for industrial activity.

OBJECTIVE 3t.2.4

Provide for the subdivision and development of land where the land can be appropriately serviced
with community infrastructure.

OBJECTIVE 3t.2.5

Provide for the subdivision and development of identified sensitive land in a manner that
recognises landform limitations

OBJECTIVE 3f.2.1

The safe and efficient operation of the roading network, and movement of traffic, including cyclists
and pedestrians within the District.

OBJECTIVE 3i.2.1

The protection of Significant Natural Areas in the Taupd District from more than minor adverse
effects of indigenous vegetation clearance.

OBJECTIVE 31.2.1
Protection of activities, development and life from the adverse effects of natural hazards.
OBJECTIVE 31.2.2

Activities and development do not create, accelerate, displace, or increase the effects of a natural
hazard.

OBJECTIVE 30.2.2

The avoidance of reverse sensitivity effects arising from incompatible land uses establishing or
expanding on Geothermal Areaslt! shown on the maps at the end of this section.
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Rezoning Areas 4 and 7

Benefits and Costs of Effects (s32(2)(a))

Benefits Costs

Environmental

The rezonings agglomerate urban e The Taupd Industrial Environment will allow
development proximate to Taupd’s urban for a greater range of activities on these
area. areas (compared to the Rural Environment)
The application of the Taupd Industrial and a much higher density of built form.
Environment (rather than the Centennial There are a range of effects that these
Industrial Zone) provides for a wide range of activities will have on the environment.
lighter industrial and trade related activities, However, these effects have been

and results in less loadings on wastewater considered in the technical reports, with
networks. Area 4 and Area 7 being considered

appropriate to enable Industrial
development and the associated effects of
activities. The existing ODP standards (and
the amendment to Rule 4h.3.7 requiring
additional geotechnical assessment for Area
7) appropriately mitigate and manage
resultant effects (such as noise, light and
access to the transport network).

e There is a change from rural amenity and
character to one that is more urbanised,
however this is cost associated with any
urban rezoning, and is considerably reduced
for Area 7 — Napier Road given that this site
is both modest in size and already
contained within an urban context.

Economic
Provides increased opportunities for e No community economic costs identified.
Industrial development in Taupd township. Developer costs associated with realising
Increased choice in location to support a development and additional geotechnical
wider range of Industrial activities. assessment for Area 4.

Contributes to long term capacity to meet
forecast increases in Industrial employees
to 2053.

Increased certainty in future locations of
industrial land provision to market.

Social

Development of the area will have flow on ¢ None identified.
social benefits (from employment) for Taupo
township.

Cultural
There are opportunities for recognition of e Care will be needed through authorising
values in the manner in which the site is resource consents associated with land
developed (although these are not form development and associated servicing
mandated through specific rules in the (such as stormwater) to manage the mauri
ODP), such as acknowledgment and of water quality and integrity of
enhancement of bank treatment. Papatuanuku (land) and Nga Otaota Me
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Nga Aitanga Kararehe (Flora and Fauna).
However, these costs are able to be
avoided / managed through: the Areas
identified and their spatial extent (including
Area 4 being setback from SNA180); and
existing ODP and Regional Plan standards
including for the management of
stormwater.

Economic Growth and Employment Opportunities (s32(2)(a)(i)(ii))

The proposed change enables an additional 24ha of Taupd Industrial Environment, in terms of
providing a meaningful contribution to the additional 860 Industrial employees forecast for the
district by 205360,

The efficiency and effectiveness of provisions (s 32(1)(b)(ii))

‘Efficiency’ to be the measure of whether the provisions will be likely to achieve the objectives at the lowest
total cost to all members of society, or achieves the highest net benefit to all of society

‘Effectiveness’ is considered as the measure of contribution new provisions make towards achieving the
objectives of the plan, and how successful they are likely to be in solving the problem they were designed to
address®?

The efficiency and effectiveness of provisions (s 32(1)(b)(ii))

Efficiency:

The environmental, economic and social benefits of the rezoning, as compared to the Option of ‘do
nothing’ to both individuals (landowners) and the community as a whole significantly outweigh the
costs. Wider community costs as they are, are associated with a change from rural amenity and
character to one that is urbanised and provides for industrial activities, albeit that change in
character is less for Area 7 which already exhibits an urban context.

There are costs associated with additional geotechnical assessment for Area 4 — Broadlands Road
West to ensure the appropriate layout, configuration and land use of eventual industrial
development. The amendments to Rule 4h.3.7 are to ensure that those (development) costs are to
be met by the developer / landowner rather than the wider community.

Effectiveness:

The proposed Taupd Industrial Environment zoning is considered to be the most effective means of
achieving the objectives as it:

e Addresses the key resource management issues.
e Assists in the achievement of by:

o seeking to provide for and manage growth to achieve sustainable management
and provide a range of industrial areas which accommodate a diversity of
appropriate business activities to meet Taupo townships future growth demands.

o Area 4 — Broadlands Road West and Area 7 — Napier Road as shown in the
accompanying Technical Reports being appropriate in terms of the integration of
infrastructure, the safe and efficient operation of the roading network, and the
management of activities as associated with potential reverse sensitivity effects on
significant infrastructure.

o Managing issues associated to onsite and adjoining amenity through adherence to
the existing ODP provisions with regard to effects at the interface between
Environments (zones).

60 Attachment A, PEL 2022 [page 12]
61 Mfe.govt.nz Guide to Section 32 of the Resource Management Amendment Act, pg 18
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o Are able to be developed subject to engineering design (as is required through
subdivision provisions), additional matters and assessment are included for Area 4
— Broadlands Road West to ensure that activities do not create, accelerate,
displace, or increase the effects of a natural hazard as required by Objective 31.2.2.

e Contributes to giving effect to the NPS-UD in that it provides for a wider choice and
capacity of Industrial zoned land, which responds to economic evidence of the need to
provide additional capacity to meet long term capacity.

e Gives effect to the WRPS in that the areas identified by PC43 enable additional provision
of Industrial land development capacity to meet the forecast employment needs of Taupo
district as aligned with Objective 3.1, and for Area 4 is aligned with the TD2050 Strategy
Policy 6.11(a), and are able to be efficiently supported by infrastructure (Policy 6.11(c).

Options less or not as appropriate to achieve the objective(s)

Option 1: Status Quo Continuing to apply Rural Environment (zone)
provisions to the identified areas of land will not
assist in achieving the ODP’s objectives relating
to ensuring sufficient industrial development
capacity, and providing for sustainable growth.

Under this option, the existing Rural
Environment (zoning) and related provisions
applying to the sites would be retained.

Option 2: Remaining Zone Options As identified in the Technical Reports and
considered in Attachment F summary in Attachment F these sites are not
(as immediately) appropriate as Area 4 and
Area 7 as considered against a range of
technical opportunities and constraints.

Under this option, the existing Rural
Environment (zoning) and related provisions
applying to Area 4 and Area 7 would be
retained, and additional capacity would be
provided through either individual or a
combination of Areas identified in Attachment F.

Risk of acting or not acting if there is uncertain or insufficient information (s32(2)(c)):

There is no uncertainty or insufficient information. Additional geotechnical information to support
development of Area 4 — Broadlands Road West has resulted in the amendment to Rule 4h.3.7, but
there is sufficient information to support rezoning.

Appropriateness:
The amendments are considered appropriate to achieve the Objectives.
Reasons for deciding on the provisions (s32(1)(b)(iii)

The proposed rezonings are seen as being the more appropriate in terms of identifying areas that
are not overly constrained or would have material implications in terms of the management of the
natural and physical values of the District.

The proposed rezonings assist in providing for the long-term Industrial growth needs of the district,
in a manner and at a rate that provides for greater employment opportunities that:

e contributes to well-functioning and compact urban forms, and that the community’s short,
medium and long term business needs are met,

e and is able be serviced by an appropriate level of infrastructure and zoned accordingly to
guide infrastructure provision.

The proposed amendment will assist the Council in achieving its functions under s31 of the
RMA1