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1. INTRODUCTION

This report sets out the decisions of the Tararua District Council's Hearing Committee on
submissions received in respect of Proposed Variation No 1: Industrial Land in Dannevirke, to
the Proposed District Plan. The hearing of submissions occurred on 10 June 2010 at the
Council chambers in Dannevirke. A full record of the Hearing is available upon request from the
Council.

This report has been prepared in accordance with the requirements of Clause 10 of the First
Schedule of the Resource Management Act 1991 (RMA).

2. BACKGROUND
2.1 GENERAL

The Tararua District Council (the Council) notified its Proposed District Plan in April 2008. As
part of the development of the Proposed Plan, the Council undertook a review of areas of land
with the potential to be re-zoned from their existing zoning in the Operative District Plan to
Industrial Management Area in the Proposed Plan. The Council received a number of
submissions in respect of the proposals for rezoning. During the Hearing of these, and other,
submissions on the Proposed District Plan, the Council determined that it was appropriate to
further consider the matter of the adequacy and availability of industrially zoned land in
Dannevirke. It also determined that it was appropriate to do this via a proposed plan variation
process in order to enable full and further consideration of all relevant matters raised and to
enable potentially affected parties who may not have made submissions on the Proposed
District Plan's provisions to do so via the variation process.

In preparing the Proposed Plan Variation No 1, the Council identified a number of options for
rezoning of land to Industrial Management Area in the Makirikiri Road and Miller Street -
Weber Road areas. This was the focus area because the submissions received in respect of
the Proposed District Plan indicated that demand exists for industrially zoned land in this area.
The Council undertook a Section 32 RMA analysis of these options and, in January 2010,
notified the option identified as being most suitable as Proposed Variation No 1: Industrial Land
in Dannevirke (PV1).

For the purpose of referencing and discussing the parcels that comprise the land being
considered for rezoning, a system of parcel identification numbers was established, as set out in
the Section 32 Report and PV1. This parcel identification map and associated schedule of
information are also included in Appendix A of this report.

PV1 proposes to rezone thirty seven parcels of land, the majority of which are between
Makirikiri Road and Miller Street - Weber Road (several parcels are located on the eastern side
of Miller Street/Weber Road). These parcels have identification numbers 1-29 and 31 through
38, and comprise Option 4 described in the Section 32 RMA report. On the basis of the
evaluation undertaken in that report, which involved an assessment of the suitability of these
parcels with respect to identified criteria, the Council considered that Option 4 was the most
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appropriate, efficient and effective option for achieving its goal of providing an increased amount
of industrially zoned land and for achieving the objectives of the Proposed District Plan.

2.2 SUBMISSIONS

The Council received a total of eight submissions in respect of PV1. No 'further submissions'
were received in respect of the submissions received. A detailed discussion of the matters
raised in the submissions including, where relevant, matters raised at the Hearing, is included in
the section of this report which outlines the Committee's deliberations.

2.3 THE SECTION 42A RMA PLANNER'S REPORT

The Council received and considered the Planner's Report prepared, pursuant to Section 42A of
the RMA, by Ms Grey Norton, Consultant District Planner, dated 25 May 2010. In this report,
and on the basis of her consideration of submissions received, Ms Norton recommends that the
Council amend PV1. After hearing the presentations by submitters at the Hearing, Ms Norton
advised that she did not wish to amend her recommendation as set out in the Planner's Report.
Ms Norton did advise that there is a typographical error in Section 4 Recommended
Amendments to Proposed Plan Variation Number 1 of her report, namely that reference to
parcel 30 should be to parcel 29.

As shown in Appendix A of the Planner's Report, Ms Norton's recommendation is that parcels 1
though 29 be rezoned from Rural to Industrial Management Area as proposed in PV1 and that
parcels 31 through 38 remain zoned as Rural Management Area but be subject to a Future
Industrial Management Area overlay.

3. THE COMMITTEE'S DECISIONS

The Committee's decisions on the submissions received in respect of PV1 are as set out in the
table below. The reasons for the decisions are set out in the next section of this report.

Table 3.1
Committee's Decisions on Submissions on Proposed Variation No 1

Submitter | Name Supports or Decision

No Opposes PV1

1 Makirikiri Marae Committee Opposes Reject

2 Andrew Donaldson Opposes Reject

3 Rangitane o Tamaki nui a Rua Opposes Reject

4 Te Kura Kaupapa Maori o Tamaki nui a Opposes Reject
Rua

5 The Manawatu-Wanganui Regional Neutral Accept in part
Council

6 3 Mac's Trust Supports Accept
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Submitter | Name Supports or Decision
No Opposes PV1

7 Bernard Arends and Maree Palmer Opposes Reject
8 Martin and Moana Beveridge Opposes Reject
4, COMMITTEE'S DELIBERATIONS AND REASONS FOR DECISIONS

This section of the report includes a detailed discussion of the matters raised in submissions
including, the matters raised at the hearing, where relevant, and the Council's consideration of
these matters, it also includes a discussion of the matters raised in the Section 42A RMA
Report and the Reporting Planner's Recommendation set out therein.

Makirikiri Marae Committee

The submission received from the Makirikiri Marae Committee outlines the submitter’'s concerns
about the unknown impact of industrial development on the Marae environment and the
surrounding community land uses. The submitter seeks that PV1 be declined.

The Committee heard from Mr Manahi Paewai on behalf of the Marae Committee. Mr Paewai
discussed some of the history of the Marae site since the 1960’s, when the Marae itself was
moved there from Tahoraiti. He explained that since this time, other land use activities have
been established in the area which have degraded the quality of the environment in which the
Marae is situated (such as the landfill). The Marae Committee is therefore apprehensive of any
activities and/or development that may further degrade this environment and seeks certainty
that such degradation will not occur.

Mr Paewai noted traffic issues, and particularly increased frequency of vehicle traffic on
Makirikiri Road, as a primary concern of the Marae Committee, not only with respect to PV1 but
also more generally in terms of activities and development in the area.

Mr Paewai noted that although the Marae Committee has these concerns, it appears to him that
rezoning of the land containing the Council's sewage treatment ponds (STP) from Rural
Management Area to Industrial Management Area, is logical, given that the use of this site is
existing and unlikely to change well into the future.

With regard to questions posed to him by the Hearing Committee, Mr Paewai clarified that the
Marae Committee wishes that the landfill site was no longer in its current location.

The Hearing Committee understands the Marae Committee's concerns about the impacts of
other land use activities in the vicinity of the Marae and about the effects of traffic, in particular.
This was one of the key reasons that PV1 did not include a proposal to rezone the Infracon
owned site (parcel number 30) from Rural to Industrial Management Area. There is the
potential for use of this site for Infracon's depot (as discussed in Infracon's submission on the
Proposed District Plan) to be considered via the resource consent process in future. However,
the Council determined that, primarily because of the potential traffic effects on the Marae and
Te Kura Kaupapa Maori, that it was not appropriate to change the zoning of the site and enable
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the Infracon depot to be established there as of right. In any case, Infracon did not make a
submission on PV1 and the Committee does not wish to depart from its view that
parcel number 30 should not be rezoned.

The Committee considers that rezoning of parcel number 30 is the rezoning option (as set out in
the Section 32 RMA report) that has the highest potential to have adverse effects, both in terms
of traffic and effects on amenity values such as noise, dust and odour, on the Marae and
associated activity in this vicinity. Whilst there is the potential for the rezoning as proposed to
have adverse traffic effects, given that most access to the rezoned area is likely to be from
Miller Street, the Committee considers that the level of risk of potential adverse effects is
acceptable, given the benefits of rezoning as proposed. The Hearing Committee therefore
rejects the Marae Committee's decision.

Andrew Donaldson

Mr Donaldson’s written submission outlines his concerns about the potential effects of the
proposed rezoning, particularly with regard to the land on the eastern side of Miller
Street/Weber Road, some of which Mr Donaldson owns. In his written submission,
Mr Donaldson explains his view that parcels 31 through 38 are not suitable for rezoning for
industrial purposes with respect to the assessment criteria used in the Section 32 analysis of
options.

Mr Donaldson spoke to his submission at the hearing and reiterated the reasons for his
opposition to the variation as proposed. Mr Donaldson noted, however, that he is accepting of
the Reporting Planner’'s recommendation to place a Future Industrial Management Area overlay
over parcels 31 through 38, rather than rezoning them from Rural to Industrial Management
Area.

The Committee considers that, for the reasons sets out in the Planner's Report,
parcels numbers 31 though 38 are in fact suitable for rezoning from Rural to Industrial
Management Area.

Mr Donaldson has concerns about the effect of the proposed rezoning on the value of his
property and any other potential financial implications for him. Firstly, the Committee notes that
the Reporting Planner stated at the hearing that her understanding is that rating in the Tararua
District is undertaken on a use, rather than a zoning basis. This is also the Committee's
understanding. Thus, there is unlikely to be any immediate effect on Mr Donaldson in terms of
any rate impost. Furthermore, industrially zoned land can often be more valuable than rural
zoned land, rather than less valuable, which is what appears to be Mr Donaldson's concern.

In any case, it is the Committee's role to ensure that it makes decisions which it considers to be
consistent with the sustainable management purpose of the RMA. Whilst social and economic
well being are facets of sustainable management, it is not the Committee's role to speculate as
to potential fluctuations in property values. As rating is determined on a use rather than zoning
basis, there is no foreseeable reason to think that the rezoning of Mr Donaldson's property will
cause the value of this property to decrease to such an extent so as to cause significant
adverse effects on Mr Donaldson's well being. The Committee considers that its decision to

Page 4



rezone this property from Rural to Industrial Management Area is one that will achieve the
sustainable management purpose of the Act and therefore rejects this submission.

Rangitane o Tamaki nui a Rua

The submission from Rangitane o Tamaki nui a Rua expresses concern for the potential
negative impacts of PV1 on the Makirikiri Marae, Te Kura Kaupapa Maori 0 Tamaki nui a Rua,
the Aotea Sports Club facilities, the Makirikiri Bush Reserve and the residential home
environments which are adjacent to or in the vicinity of the area proposed for rezoning. For this
reason, Rangitane Tamaki nui a Rua opposes PV1.

Mr Manahi Paewai spoke on behalf of Rangitane o Tamaki nui a Rua. Mr Paewai reiterated
some of the points he made in regard to the Marae Committee’s submission and stated that the
iwi's concerns are generally the same as the Marae Committee’s, with a wider focus on the
potential effects of PV1 local Maori community more generally.

As with the submission from the Makirikiri Marae Committee, the Hearings Committee
recognises that some of the options for rezoning set out in the Section 32 RMA Report
accompanying PV1 will potentially have significant adverse effects on the Marae, school and
the other facilities in this area.

The Committee considers that, by determining not to include parcel number 30 in the area to be
rezoned, that the level of risk of significant adverse effects occurring in relation to the Marae,
school and other facilities in this area is acceptable, within the context of the positive effects of
providing an increased area of industrially zoned land in Dannevirke. The Committee therefore
rejects this submission.

The Manawatu-Wanganui Regional Council (Horizons)

The submission from Horizons states its opposition to any rezoning of land which is, or is likely
to be, adversely affected by a natural hazard risk, where that risk cannot be avoided, remedied
or mitigated. The Hearing Committee understands that Horizons is not opposed to PV1 but
rather that it seeks to ensure that it is clear that the floodable areas shown in the Operative and
Proposed District Plans are indicative only and should not be relied upon fully for accuracy due
to the fact that they are not based on any particular modelled flood events.

As noted in the Planner's Report, the Operative District Plan includes an explanatory page
about the information portrayed on the flood maps. This page was not included in the Proposed
District Plan, partially due to the need to clarify exactly what is being portrayed, with the
Regional Council. The Hearing Committee understands that at the time (1998) that the District
Plan became Operative, the information used to show the extent of floodable areas in the
District was the best information available at the time but was not based on actual flood
modelling. In the time since 1998, and especially since the large flood event in February 2004,
the Regional Council has been undertaking flood modelling for water bodies throughout the
region in order to obtain more accurate data about the extent of potential flood events. One of
the reasons for undertaking this work is to provide a basis for land use planning to occur in a
way that takes into account natural hazard (flood) risks.
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As recommended in the Planner's Report, the Council has been working with the Regional
Council to resolve this matter. Council staff, including the Reporting Planner, have met with
Regional Council staff and have agreed on the text for the explanatory page to be included in
the Proposed Plan, via this Decision Report. The text is referred to in section 5 of this report
and set out in full in Appendix B2.

The Committee's understanding is that the Regional Council has undertaken detailed flood
modelling for several areas of the Tararua District. There are several remaining areas to be
modelled. Therefore, it has been agreed between staff of the two Councils that the most
appropriate way forward at this stage is to retain the existing flood maps (based on data
obtained prior to the recent, more detailed and more robust modelling) in the Proposed District
Plan and to include the revised explanatory page as detailed later in this report. Once all of the
modelling work planned for the Tararua District is complete, which is scheduled to occur some
time in the first half of 2011, the Tararua District Council will be able to consider the best way to
incorporate this information into the District Plan.

The Committee accepts this submission in part.

The 3 Mac's Trust

The written submission from the 3 Mac’s Trust expresses support for the proposed rezoning of
parcels 9 and 10. Mr Alistair MacGregor appeared before the Committee to speak to this
submission. Mr MacGregor stated that, by increasing the area to be rezoned from that sought
in the 3 Mac's Trust submission on the Proposed District Plan, the Council has created a
problem for itself, as demonstrated by the fact that there are several submissions in opposition
to PV1. As discussed in the introductory sections of this report, the Hearing Committee is
mindful that this submission was one of the main catalysts for considering areas additional to
those considered in the District Plan Review process as being potentially suitable for rezoning
to Industrial Management Area.

Mr MacGregor stated his view that the Council should work closely with parties that seek to
undertake industrial activities such as the 3 Mac’s Trust to take advantage of opportunities for
development of the District.

He commented on statements made in the submissions of other parties about the unsuitability
of parcels 9 and 10 for rezoning with regard to the assessment criteria. In particular, Mr
MacGregor commented that he had been advised by Council staff that the land contained within
these parcels is suitable for development in terms of there being no significant issue with the
drainage of the site. He also acknowledged that there are some existing issues relating to
traffic safety in the area of parcels 9 and 10, particularly because of its location between the
corners of Miller Street and Makirikiri Road and of Miller Street/Weber Road and Cowper Road.

The Committee considers that the overall purpose of PV1, namely to provide additional
industrially zoned land in Dannevirke, accords with Mr MacGregor's view that it is advantageous

for the Council to work with private parties to enable development in the District to occur.

For this reason, the 3 Mac's Trust submission is accepted.
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Bernard Arends and Maree Palmer

Mr Arends and Ms Palmer’s written submission states their opposition to the rezoning of parcels
33, 34 and 35, which they own, and their consideration that the land contained in these parcels
is more suitable for rural residential development than for industrial development.

Mr Arends appeared before the Committee at the hearing and reiterated his view that the
parcels on the eastern side of Miller Street would be suitable, and should be used, for rural
residential purposes. He also stated that he considers that the implementation of a Future
Industrial Management Area overlay on these parcels, as recommended by the Reporting
Planner, simply “softens the blow” of the effects of rezoning on landowners in the area.

Mr Arends raised the issue of the need to tidy up the existing industrial area along Miller Street
and also commented that the Council should consider the use of the former freezing works site
at Oringi for new industrial activities as an alternative to rezoning the parcels on the eastern
side of Miller Street included in PV1.

The Committee notes Mr Arends' comments about consideration of the former Oringi Freezing
Works site for "new" industrially zoned land. However, the purpose of PV1 is to identify land
within the Dannevirke township and to rezone land considered to be appropriate for use for
industrial purposes within the township, as opposed to within the rural area outside the
township. Thus, the matter of the use of the former Oringi Freezing Works site for the purposes
of industrial rezoning is not a matter for the Committee to consider further within the context of
PV1 and this Decision Report.

The Committee appreciates that Mr Arends and Ms Palmer have concerns about the impact of
the proposed rezoning of their property on their own use of it. As explained by the Reporting
Planner in her report, the Committee understands that the rezoning proposed in PV1 will not
affect the existing use of land parcels 33, 34 and 35 for residential purposes, as residential
activities are permitted in the Industrial Management Area. The Committee acknowledges that
the rezoning may influence the nature and scope of any future sale and/or use of this land for
rural-residential purposes.  However, within the context of the suitability assessment
undertaken, the Committee considers that this potential adverse effect is acceptable and
therefore rejects the submission.

Martin and Moana Beveridge

Mr and Mrs Beveridge’'s submission expresses opposition to all of the options considered for
rezoning (as set out in the Section 32 RMA report accompanying the Proposed Variation), with
the exception of Option 1.

The Committee is accepting of the Reporting Planner's views regarding this submission. That
is, the submitters' concerns primarily relate to existing uses of parcels 9, 10 and 11 rather than
the rezoning per se, that these activities must comply with the standards in section 5 of the
Plan, and that existing uses will not be affected by the proposed rezoning. Therefore, the
Council rejects this submission.
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5. AMENDMENTS TO PROPOSED VARIATION NO.1 AND RESULTING
AMENDMENTS TO THE PROPOSED DISTRICT PLAN

As a consequence of the Committee's decisions on submissions, there are no amendments to
the rezoning of the land as proposed by means of PV1.

There is however a minor explanatory amendment to PV1, namely the addition of the amended
explanatory page to the flood maps in the Proposed District Plan.

Accordingly, the Hearing Committee has resolved that, the Tararua District Council's Proposed
District Plan be amended, by the decisions of the Council's Hearing Committee in respect of
submissions received to PV1, as follows:

= The land shown as "area to be rezoned from rural management area to industrial
management area" on the map attached as Appendix B of this decision and legally
described as set out in Appendix A are rezoned from Rural Management Area to Industrial
Management Area and the Proposed District Plan Planning Maps are amended accordingly;
and

= The text set out in Appendix B2 of this decision is inserted after any title page but before any
index page at the beginning of the Proposed District Plan Planning (flood) Maps.
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Appendix A

PARCEL IDENTIFICATION MAP AND SCHEDULE
OF INFORMATION






Proposed Variation No. 1
Parcel Identifiers

Not to scale






Schedule of Parcels

Parcel - . .
Identifier Legal Description Ownership Details Area (ha)
1 Pt Lot 3 DP 6727 PGG Wrightson Limited 3.6854
2 Pt Lot 1 DP 7667 Boyte Wilfred George 1.9313
Huxford Rowan Barclay Roydon
3 Lot 1 DP 9249 Atkins Stuart lan 0.1011
Huxford Michelle Helen
Huxford Mervyn Paul
Huxford Pauline Eileen
4 Lot 1 DP 9381 0.1123
© Huxford Raymond George
Clarence
5 Lot 1 DP 16507 Boyte Wilfred George 0.5468
Boyden Peter William Balance
6 Lot 2 DP 16507 Beveridge Moana Tainui 0.3536
Beveridge Martin Andrew
Beveridge Martin Andrew
7 Lot 1 DP 12654 Beveridge Moana Tainui 0.8801
Boyden Peter William Ballance
Beveridge Martin Andrew
8 Lot 2 DP 12654 Beveridge Moana Tainui 1.7806
Boyden Peter William Ballance
McGregor Denise Patricia
9 Lot 2 DP 9256 McGregor Alister Duncan 0.5437
Mollison lan Robert
10 McGregor Denise Patricia
Lot 1 DP 7730 Mollison lan Robert 0.2150
McGregor Alister Duncan
Williams Jane Elizabeth
1 Lot2 DP 7730 Williams Maitlinn Hull 0.1196
12 Lot 2 DP6727 Tararua District Council 0.1644
13 Lot 1 DP 11021 Tararua District Council 0.1287
14 Tapuata Stream SO plan 5270 Tararua District Council
15 Pt Lot 3 DP 6727 Tararua District Council 0.1467
16 Pt Lot 1 DP 7667 Tararua District Council 0.1442
17 Tapuata Stream Bed SO Plan 5270 Tararua District Council
18 Tapuata Stream Bed SO Plan 5270 Tararua District Council
19 Tapuata Stream Bed Tararua District Council
20 Tapuata Stream Bed Tararua District Council
21 Tapuata Stream Bed Tararua District Council
22 Tapuata Stream Bed Tararua District Council
23 Pt 2 Tahoraiti Tararua District Council 21.6734 (parcels 23 and 24 combined)
24 Pt 2 Tahoraiti Tararua District Council As above
25 Pt 2A13B Tahoraiti Tararua District Council 2.546
26 Pt 2A14A2 Tahoraiti Tararua District Council 3.0416
27 Lot 1 DP 14427 Tararua District Council 0.2236
28 Lot 23 DP 10366 Tararua District Council 0.9687
29 Pt Lot 1 DP 6727 Tararua District Council 1.1492
30 Pt Lot 1 DP 13134 Infracon Limited 7.3946
31 Lot 1 DP 9952 PGG Wrightson Limited 0.2165




Parcel

Identifier Legal Description Ownership Details Area (ha)

32 Lot 1 DP 18226 PGG Wrightson Limited 1.153
Arends Bernard John

33 Suburban Section 54 Dannevirke Palmer Maree Kay 4.0468
Luani Peter Martin
Arends Bernard John

34 Suburban Section 53 Dannevirke Palmer Maree Kay 4.0468
Luani Peter Martin
Arends Bernard John

35 Suburban Section 52 Dannevirke Palmer Maree Kay 4.0468
Luani Peter Martin

36 Suburban Section 51 Dannevirke SHB Trust Management Limited 4.0468
Donaldson Andrew Joseph

37 Suburban Section 50 Dannevirke SHB Trust Management Limited 4.0468
Donaldson Andrew Joseph

38 Lot 2 DP 9609 Williams Jane Elizabeth 0.6829

Williams Maitlinn Hull
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Appendix B2

EXPLANATION OF THE FLOOD MAPS









