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Good afternoon Abi,

Please find attached the answers to your questions in the letter and appended documents
attached.

We would request consideration and advice back to us on the questions the Arawa Road
Pongakawa settlement being ‘urban’ and part of an ‘urban environment’ as presented in the
letter, as part of finalising and certainly prior to issuing a s.42A recommendation report. If
there is no change in position from WBOPDC, we certainly wish to be advised before the
report is issued.

| look forward to hearing from you.

Kind regards

Vincent Murphy

Senior Plannenzpi, MRMLA

021 283 0673 vincent@mpad.co.nz
www.mpad.co.nz
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From: Abi Mark <Abi.Mark@westernbay.govt.nz>

Sent: Thursday, May 2, 2024 2:37 PM

To: Vincent <vincent@mpad.co.nz>

Cc:Tony Clow <Tony.Clow@westernbay.govt.nz>; Richard Coles <richard@mpad.co.nz>
Subject: PC95 - Questions and 42A topics

Hi Vincent,

I have been working through my 42A report | have some questions/clarifications to ask. This list is not
comprehensive as | am still working through several topics, and this is what has come up so far:
® \Where/when did we direct smaller lots?
O In the submission response letter, you have outlined that early in the Plan Change
process WBOPDC directed the applicants to propose the smaller lot sizes. | don’'t seem

to have any specific evidence of this direction. Do you have an email where this was
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done?
® Structure plan minor errors.

O As discussed in the meeting on Tuesday there are a couple of errors in the structure
plan that | have noted so far where the lettering in the key doesn't align with the
proposed plan/rules.

O Proposed section 12 rules say commercial zone established in stage 1. This is not well
reflected on the staging map.

® Riparian set back

O Can you please confirm which distance you are proposing to use. | understand the
area south of the bridge will be 4m however there have been a number of
discrepancies in your other communications. In the submission response letter, you
have said that the riparian set back is 8m, in the response to BOPRC you have stated
6m and in the structure plan (as discussed) the area north of the bridge has been
labelled as having 4m. Please clarify.

® | andscaping

O Do the proposed provisions for Section 12 stage 3 have two landscaping rules now?
Can you clarify this, as “landscape” has been added to the reserves part, but it also has
its own heading. Was there a reason for this?

® Transport

O Have you had a response from Waka Kotahi regarding your 19 April email - safety
systems audit, exacerbated flood risk matter, speed reduction, 10year intersection
capacity?

O The intersection plan does not indicate how far up Arawa Road the 8.5m road width
goes to or show the location of the associated parking, carriageway and footpaths?

® Reverse sensitivity

O During the meeting Tony asked about reverse sensitivity measures for the surrounding
farms and orchards that are not the applicants.

O Can you please explain how this will be addressed with and if it is to be a “no
complaints” covenant how that would look in terms of proposed rules? — note that:
Richard mentioned shelterbelts, distance to Plan Change site and finding out how many
additional people would need to be informed during spraying?

® Construction effects

O You mention in the Section 32 report that you would be able to manage effects
through conditions on subdivision and earthworks consents, and through best practice.
Do you have any examples of relevant best practice measures / documents that you
had in mind that are commonly used to deal with the effects raised by submitters (dust,

noise, vibration and earthworks).

As discussed, it would be great to be able to do a site visit, can you please confirm this would be
possible on Monday 6 May in the morning or at some point next week?

For your reference below is a list of the topics we are working to in the 42A report.



Topics

1 Whole of Plan Change
Settlement Pattern
Highly Productive Land
Natural Hazards
Traffic

Water

Wastewater

Stormwater
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Recreation

10 Ecological

11Rural Amenity

12 Reverse Sensitivity
13 Construction Effects
14 Consultation

15 Rates

Kind regards,

Abi Mark

Senior Environmental Planner

Kaimahere Matua - Taiao

(]

E abi.mark@westernbay.govt.nz
P 0800 926 732

1484 Cameron Road, Greerton, Tauranga 3112

westernbay.govt.nz | Facebook |Instagram | LinkedIn

The information contained in this message (and any accompanying documents) is
CONFIDENTIAL and may also be LEGALLY PRIVILEGED,

intended only for the recipient(s) named above. If the reader of this message is not the intended
recipient, you are notified that any use,

copying, disclosure, retention or distribution by any means of the information is strictly prohibited.

If you have received this message in error, please notify the writer immediately and destroy the
original(s).



13" May 2024

Abi Mark

Senior Environmental Planner, WBOPDC
1484 Cameron Road, Greerton
Tauranga 3112

Via email:abi.mark@westernbay.govt.nz

Plan Change 95 &Questions and s.42A Topics
NPS-UD 2020 Considerations

Dear Abi,

Further to your email dated 2 May 2024 with further questions to assist with the completion of
your s.42A report preparation. We answer these questions below in the same order as
presented your email. We then further address strategic considerations under the NPSD

2020.

S.42A Report Questions

We answer the questions as follows:

1.

Smaller lots. Through preapplication engagement with senior planning and executive
staff at WBOPDG specifically a meeting 11" July 2022(with CEOQJchn Holyaoke,Group
Manager 6Policy, Planning andRegulabry Senices Rachel Davie, andManager 6

Resource Managenent Phillip Martelli), the need for smaller lots to ensure genuine
affordability for future locals was pressed by WBOPDC staffHence from that point on,
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areas with different minimum lot sizes, to enhance future affordability of lots/dwellings to
be delivered and positively respond to the dection from WBOPDC in this regard.

Structure plan minor errors. Please see attached revised drawing set which we believe
corrects the labelling inconsistencies we have previously discussedThis includes an
amended staging plan showing the commercial area to be delivered at Stage 1 consistent
with the proposed rules / staging prerequisites within Chapter 12.

Riparian setback. To address any previous ambiguity: south of the existing farm bridge
over the Puanene Stream, a Landscape Buffer strip over private land is proposed, spaced
at 4m wide to accommodate future planting in accordance with the structure plan. North
of the exiging farm bridge, a 6m wide reserve strip, contiguous with the stormwater and
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out of date.

Landscaping. “ 6UIi11 e :2i+U +i27T\eiU 2 UXj+06Uad+:«U +i27\eiU 2 Ui2

the Stage 3 prerequisites is an error and has been deleted, please see attached. The
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three stagepre-requisites.



5. Transport. Waka Kotahi have issued further advicerhich demonstrates, to our
understanding, that subject to further approvals being approved through tke detailed-
design stage, there are no concerns with safety at this plaohange stage.

6. Reverse sensitivity. We have consulted with horticultural operators in the WBOPDC
(Southern Orchards) who have advised that subject to the inclusion of a shelterbelt along
the Arawa Road frontage at the northern end of the plan change site, no further
notification of properties would be required when following standard spray consultation
practice. As such, a shelterbelt requirement has been added to the proposed Structure
Plan and prerequisites for Stage 3 where it is located.

7.  Construction effects. Common best practice measures to address noise, dust and
vibration, general earthworks effects as raised by submitters are as follows:

a. Erosion and Sediment Control Plan preparation;
b. Dust Management Plan preparation;
c. Construction Noise and VibrationManagement Plans

The above being devised specifically to sites proposed to be developed, and relationships
to nearby receivers. Mitigation is typically achieved through a wide range of measures
such as:

Water storage requirements for dustsuppression on-site;

Scheduling of activities during lowwind, low rain time windows;

Limiting exposed earthwork areas at any one time;

Cleanwater diversions away from exposed areas;

Earthwork areas draining to sediment retention ponds/decanting earth bunds
filtering sediment collected from earthworks-area runoff.

Silt filtration/removal devices surrounding the work sites as safeguards.
Screening to boundaries;

At-source screening of highnoise or highvibration activities.

Notification to residents of highnoise or highvibration activities to be aware of.

X X X X X
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It is far too early in the process tospecify accurate mitigation measures, which would
not be completed until earthworks and utility plans were finalised, and a construction
contractor appointed from which construction methodologies and incorporated
mitigation measures can be devisedHowever,there is nothing to suggest appropriate
mitigation in accordance with industry best practice cannot be achieved at this site.

NPS-UD 2020 Considerations - Urban
We understandfrom recent communications from WBOPDGQhere is some concern that Arawa
T:1TU \U2:eUi2X@eddelle 6U+i2TUUX:U:\6TUe:UxedUTH6}06+:UB1TU \U2:eUi2

within the ambit of the NPSUD 2020.

We respond to this as follows:



The Arawa Road residential settlement comprises dwellings on sections ranging from
approximately 800n¥ to 1000m? in size, comparable todwellings and sections in
residential areas of Te Puke and numerous suburbs of nearby Tauranga city.
The settlement is zoned Residential reflecting that character, and presents as such.
Clustering of residential dwellings is a typical determinant of urban environments.

"Xal2 U \U2:eUi6 206 1UpJam@y hbethe WBQPDC District Plan. We have
therefore considered other local and national statutory plans and policy for guidance.
WBOFDC have previouslycreated urban maps in 2020, mapping urban areas. Thse
maps classified the likes of clustered residential-only settlements at Tuapiro,Ongare
Point, and Te Kauri asurban . Tuapiro and Ongae Pant, with 60 lots or less,haveless
lots than the existing Arawa Roadesidential settlement (73 las zoned Residential east
of Arawa Road) Ongare Point is slightly largewith 91 lots.None of the above
settlements haveany mix of typically urban amenities i.eshops, churches and the like,
yet are consideed urban . These amenities are rathefound in Katikai some 11km
away.We seeno credible difference forthe Arawa Road Pongakawaxisting settlement
to be treated anydifferently, as it is exists let alone as proposed to be modified with
clearly urban amenities added at a sall, local scale.
“oU:U6XIe }6U i,Uf,<UT6 26\U jXe laresidestigdl aecommoadation2 e +jio U
at a density of more than one dwelling per 2000fof site area This is amongst other
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iéee } e... Ul RORUE:1106Xe I-+Baddd hdusihglahiLises)oThe density of
the existing Arawa Road settlement proposed to be consolidated by the plan change is
far higherthan this.
“oU i..U: U,+062e..U :j2& +Ut06 :2i+UbiejXi+Uto6\:jXed6\U,+i2U1706
\0 e e+ 016 areardd Which contains an aggregation of more than 50 lots or sites of an
average size of no more than 1000t This definition is met by theexisting Arawa Road
settlement.
We note another national policy statement, the NPSF ,[UT6 26\U jXea&i2 aui\Uiu
T6\éX Ue :2U: Ue:2 2 aUe:U 2&+ji0U \bee+061062e U+:26\UI27U12...1
zones. As per above the Arawa Road settlement is zoned Residential.

"Xe&eli2U62} X:2162e U \UTaUD2§T(R2 2. BéX®UMB;, R+12TR X6 IXT+0\\R: R
and irrespective of local authority or statistical boundaries) that:

a. ls, orisintended 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.

The matter of jXe&ei2U062} X:2162e U \Uidi+eUe e U\OUIXIebd+...Ud+:e2
e 6Ue&:2\ 16Xie :2U: U jXei2 aU eU \U2:eb67Ue ieUe 6UT6 2 e :2U
regardless of size, intended to be predominantly urban in character. The existing urban
character of the settlement would be consolidated(with expansion)and improved in
terms of constituent parts. This by way of:

x Delivering commercial land for a local shop and community spacg

x Delivering dedicated recreational amenities;and



X Adding a reticulated wastewater network to the area, complementing Council
water supply networks, and delivering comprehensive stormwater and
floodwater management infrastructure to the area.

For the reasons traversed above, we therefore are of the view that there are clear grounds
reinforced bythe above research and analysisfor Council to consider the Arawa Road
settlement as urban, on its own at present and particularly as enhanced in terms of amenities
and infrastructure as proposed byPlan Change 95.

NPS-UD d&Urban Environment

We believe that there is credible reason to find the land proposed to be zoned Residential /
:116Xeé [+Uui\UitietUe:Ue 6UB, \e 2 U XieiUt:iTUjX@i2UiX6iyUe:Uaed
environment as follows:

The definition of urban environment under the NP8&D requires an area of land (regardless of
size) to be:
a. Is, oris intended to be, predominantly urban in character;

Comment: Drawing on the above consideration of urban, the existing Arawa Road settlement
alone, and asenhanced by the proposed plan change deliverables, is considered to be
UX67T:1 2i2e+..UjX&i2 RU 214

b. s, orisintended to be, part of a housing and labour market of at least 10,000 people.

Comment: The area of land has strong ties to the township of Te Puke, only 15km away as a

housing base for employees in the surrounding rural areas and vice versa the servicing and

employment centre for nonprimary sector workers in the Pongakawa area. Teuke is

@:2 X167UI\UiI2U jX&ei2U62} X:2162e U} iUe 6UX06&062e+..UlUUX:}61TU,
projected population (alone) of over 10,000 persons.

Between Te Puke and the Arawa Rodbngakawasettlement is the planned and under
development Rangiuru Business Parkintended to accommodate up to 4,000 employees and
Stage 1titles due to issue in 2025.This development area hadl 68 hectares of zoned Industrial
land.

The strength of the Arawa Road location and commutability of labour and services between the
Te Puke township, the Rangiuru Business Park, and Arawa Road renders a clear path for
Council to find that the land subject to the plan change ipart of a housing and labour market
exceeding 10,000 persons and as such igart of an urban environment in that sense.

Conclusion

Based on the above, it is our professional assessment that there are clear grounds for Council
to find that the land subject to the plan change (consolidating, acknowledging expansicemnd



enhanced amenityat, the existing Arawa Road settlement) is urban and is part of an urban
environment.

From that position, it remains ouropinion that the proposal completely responds to
expectations set by the NPSJD tomake provision for and respond taunanticipated / out of
sequence development. Council in turn has a duty to consider the development capacity to be
added (in an urban environment with insufficient housing capacity in the short, medium and
long-term scenarios), responsively. Enabling thelan change appears to be the responsive
action called for by the NPSUD in this situation.

We look forward to hearing from you regarding this letter in advance of publishing the s.42A
report on this plan change.

Yours sincerely,

- Z- o \
: -~ —_— L
Richard Coles Vincent Murphy
Planner/Director, MPAD mNzPI Senior Planner, MPAD mNzP|,
MRMLA
richard@mpad.co.nz vincent@mpad.co.nz
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