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1.0

APPLICATION REQUEST

The Papakura District Council (“PDC”) hereby applies to the Auckland Regional Council
("“ARC™) to extend the Metropolitan Urban Limit (“MUL”) and the Urban and Industrial Air
Quality Management Areas at Takanini.

This application is made pursuant to clause 21(3) of the First Schedule to the Resource
Management Act 1991, and seeks to have:
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1.2

2.0

2.1

2.2

The ARC adopt for public notification this application to change the Auckland Regional
Policy Statement (“ARPS”) the effect of which will be to shift the MUL shown on the
ARPS map to include the land identified in the Takanini Structure Plan 2000 (“TSP") as
Areas 6A and 6B, (that is, the land shown in Appendix A to this application, “the MUL
application site ").

The ARC initiate a variation to the Proposed Auckland Regional Plan: Air, Land and
Water (“ALW?"), to include the MUL application site within the Urban or Industrial Air
Quality Management Areas (as shown in Appendix C to this application).

Note:

In addition to making this request, the PDC has initiated or will be initiating the
following statutory procedures under the Resource Management Act 1991

1. Notifying a change to the PDC Operative District Plan (Plan Change 14
“PC14") to rezone the MUL application site from “Rural Papakura Drury” to a
combination of “Urban Industrial 1 zone”, “Urban Industrial 3 zone”, “Urban
Residential 1 zone” “Urban Residential 8 zone” and “Reserve zone”.

2. Notifying a notice of requirement by the PDC to designate and acquire land
for the purposes of constructing and operating a Council stormwater treatment
pond located within the land identified in the Takanini Structure Plan as Area
6B.

This MUL application should be read in conjunction with PC14 and the notice of
requirement. The PDC resolved on 21 July 2009 to proceed with notification of PC14
and the notice of requirement.

SITE DESCRIPTION AND LOCALITY

The MUL application site is located at Takanini immediately to the east of the Spartan
Road industrial area. It is bounded by Takanini School Road to the west, the
Papakura Stream to the north, Porchester Road to the east, and a row of houses
gaining access to Manuroa Road to the south. Popes Road bisects the land in an
east-west direction. It is comprised of seven separately owned allotments with a
combined area of approximately 53 hectares.

The use of adjacent land is as follows:

To the north of the Papakura Stream, land has been developed for suburban
density, predominantly single-storey housing. This area is within Manukau City.



2.3

3.0

3.1

4.0

To the west, land has been developed for manufacturing and other industrial
uses. This area is within Papakura District, and is zoned Urban Industrial 3.

To the east of Porchester Road, land is occupied by rural uses, predominantly
grazing. This area is within Papakura District, and is zoned Rural Takanini
Drury.

To the south, land has been developed for suburban density housing, including a
rest home. This area currently has its road frontage to Manuroa Road. It is
within Papakura District, and is zoned Urban Residential 1.

The MUL application site is used predominantly for rural activities, including grazing,
horse training, firewood, nursery/plantation, and related housing and accessory
buildings. There are hedges and shelterbelts throughout.

REASONS FOR THE APPLICATION

It is necessary to provide for additional business and residential land within Papakura
District in order to meet the targets identified in the Auckland Regional Growth
Strategy (“ARGS”), the Southern Sector Agreement (“SSA”), and the TSP. To do this,
land that is currently outside the MUL must be rezoned for urban business and
residential use under the Papakura District Plan. Because the District Plan zoning
must also comply with the ARPS and the ALW. The MUL is defined in the ARPS, and
the Air Quality Management Areas are defined in the ALW. These must both be
changed to reflect the District Plan zonings if the Regional and District planning
documents are to be aligned with one another. This application to extend the
boundaries of the MUL and Air Quality Management Areas is therefore one of several
statutory processes necessary under the Resource Management Act 1991 to align the
District and Regional Policy Statements and Plans, and provide for the urban
development of the MUL application site.

PLANNING CONTEXT

Purpose of the MUL

4.1

4.2

The ARPS change to the MUL boundary, the variation to the ALW to extend the Urban
and Industrial Air Quality Management Areas to include the MUL application site,
PC14, and the Notice of Requirement to designate of the stormwater pond, comprise
the suite of procedures required under the Resource Management Act 1991 to be
completed before the MUL application site can be developed.

The purpose of the MUL is to contain the ad hoc, sporadic, or unplanned spread of
urban development into rural areas. By defining the urban boundary of the Region by
a MUL in its ARPS, the ARC is able to evaluate against specific objectives and
policies, proposals to enlarge the Region’s urban area. These include assessing the
adequacy of the infrastructure required to support the enlarged urban area. Proposed
Change 6 to the ARPS (“ARPS6”) requires that any application to extend the
boundaries of the MUL must be supported by appropriately detailed evidence to
support it, and show that the applicable District Plan contains policy guidance and
rules to a level of detail sufficient to establish the following®:
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4.3

4.2.1  The types and densities of activities provided;
4.2.2  The extent of potential impermeable surfaces;

4.2.3  How any environmental issues arising from the catchment management plan
and application for a discharge consent will be addressed;

4.2.4  The sequencing and timing of the release of land for urban development;
4.2.5 How urban design outcomes will be achieved.

The MUL is the resource management method adopted in the ARPS for managing
urban growth. It ensures most urban growth is accommodated within the boundaries
of the existing urban limit, with some controlled expansion into “greenfield” areas being
necessary to provide sufficient land and choice of location for new residential and
business activities. PDC is required to give effect to it.

Proposed Air Quality Management Areas under the ALW

4.4

Shifting the MUL boundary to enable urban development of the MUL application site
requires a corresponding change to the Air Quality Management Areas shown in the
ALW. This can be achieved only by an ARC initiated variation to the ALW, and this is
being sought under this application. The particular arrangement of Urban and
Industrial Air Quality Management Areas is described in paragraphs 4.20 and 4.21 of
this application, and is shown in Appendix C to this application.

The MUL application site in the context of areas id  entified for urban growth

4.5

4.6

The MUL application site has been identified in several Regional and District planning
documents for urban growth:

Regional:

Auckland Regional Growth Strategy 1999 (ARGS)
Auckland Regional Policy Statement 1999 (ARPS)
Auckland Regional Policy Statement Proposed Change 6 (ARPS6)

District:

Operative Papakura District Plan 1999 and Plan Change 13 (Rural Plan change,
“PC13")

Takanini Structure Plan 2000 (TSP)

Southern Sector Agreement 2001 (“SSA”)

Papakura District Council Employment Strategy and Guidelines 2002;

Papakura District Council District Plan Change 10 (2005) (giving effect to ARPS6).

The ARGS and SSA provide the basis for considering requests to change the MUL, as
they identify new greenfield areas, including the MUL application site (areas 6A and 6B
in the TSP). However, approval to extend the MUL is appropriate only where
environmental, accessibility, and community principles can be met. There are three
key steps which the ARPS requires to be carried out to determine the suitability of the
MUL application site for urban development:



46.1

4.6.2

4.6.3

4.7

4.8

4.9

4.10

Preparation of a Catchment Management Plan (under ARPS6, an Integrated
Catchment Management Plan is normally required), and/or a structure plan to
ensure the effects of developing the MUL application site can be managed in
accordance with Part 2 of the Resource Management Act 1991 and the
environmental outcomes sought in the ARPS.

Obtaining from the ARC a Comprehensive Discharge Consent for the stormwater
diverted within the catchment or catchments within which the MUL application
site is located.

Preparation of a District Plan change (in this case, PC14), to rezone the MUL
application site from rural to an urban zone or to zones that provide for
appropriate urban use.

Since 2001, Council has moved progressively to implement the ARGS and the SSA.
Within the wider Takanini area, Council has recently heard and determined
submissions on District Plan Changes 4 and 11 relating to TSP areas 2A, part 2B, and
2C. These areas were also subject to applications to the ARC for changes to the
ARPS and ALW to extend the MUL and Air Quality Management Area boundaries.
Plan Change 12 to the PDC Operative District Plan which proposed rezoning land
within TSP areas 1A and 1B for urban development was heard in September/October
2008, and is currently subject to resolution of Environment Court appeals arising from
the decisions released in December 2008.

Outside the Takanini area, Hingaia Area 1A has been rezoned to Residential 9 and
Mixed Use 1 Zones through Plan Change 5 to the PDC Operative District Plan. This
became fully operative in June 2006. The MUL has been extended (via Change 3 to
the ARPS) to incorporate this area, and the land is currently being subdivided and
developed.

PC13 reflects the identification of the MUL application site in the TSP as being
developed for urban growth. Under PC13, the MUL application site has been rezoned
from Rural Takanini-Drury to “Future Urban”. This is a “holding” zone, intended to
prevent the establishment of any subdivision or development that would prejudice or
prevent the planned subdivision and development for urban purposes. This, in
conjunction with the MUL, provides an appropriate mechanism for preventing the ad
hoc urban development of rural land.

The MUL application site is similarly identified in Proposed Change 10 to the PDC
Operative District Plan (the Plan Change that gives effect to the Auckland Regional
Growth Strategy and the Local Government (Auckland) Amendment Act 2004).

Background to PC14

4.11

PC14 started as a privately initiated plan change which in June 2009 was adopted by
the Papakura District Council. The documents form part of the Assessment of
Environmental Effects (“AEE”) for PC14. The background investigation and reports
carried out specifically for PC14 cover the following subjects: The supporting
documentation included with PC14 includes the following technical data, research and
reports:

Land Holdings subject to Plan Change.
Copies of Certificates of Title.
Site Location Plan.



4.12

4.13

4.14

Zoning Map and Overlay Plan.

Subdivision concept plan and Structure Plan.
District Plan Changes and Maps.

Contour Plan.

Copies of Operative District Plan Zoning Maps and Proposed Plan Change 13 (Rural
Plan Change) Maps.

Regional Growth Strategy Plan.

Geotechnical Investigation Reports.
Contamination Assessment Report.

Remediation Action Plan.

Infrastructure Servicing Assessment Report.
Transportation Assessment Report.

Economic Impact Assessment Report.

Visual and Landscape Effects Assessment Report.
Arboricultural Assessment Report.

Archaeological Assessment Report.

Noise Assessment Report.

Cultural Values Assessment.

Consultation Strategy.

Consultation Correspondence.

Preliminary Landscape Plan.

Stormwater Pond Concept Plan and Site Plan for Notice of Requirement to Designate
land.

These reports support the provisions of PC14. They are also used to support this
application to the ARC, and a complete set of documents has been included with this
MUL application.

Under PC14 the MUL application site will be rezoned from Rural Takanini-Drury to the
following zones?: Urban Industrial 1 and 3, Reserve, and Urban Residential 1 and 8.
PC14 includes new objectives policies and rules tailored to meet the characteristics of
the MUL application site, and in particular the geological conditions.

PDC has confidence that the industrial and residential development of the MUL
application site in accordance with the Structure Plan and proposed industrial, reserve
and residential zones will result in an appropriately planned and sustainable extension
to the Papakura urban area.

Suitability of the MUL application site for urban d evelopment

4.15

4.16

The suitability of the land for urban development has been confirmed in the
conclusions of the reports listed above. These reports indicate that subject to the
construction of appropriate infrastructure to service the development, and appropriate
building construction techniques that recognise the particular geotechnical
characteristics of the ground, subdivision and development can successfully be carried
out. Stormwater management emerged as probably the most significant infrastructural
issue identified.

Analysis of the stormwater effects of developing the land has been calculated based
on an analysis of the applicable catchment (Papakura Stream — Takanini Catchment
Comprehensive Catchment Management Plan 2000, refer Appendix B to this
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4.17

4.18

4.19

4.20

4.21

application).  This provides for a fully integrated methodology for managing
environmental effects, and providing for the construction of infrastructure (including the
stormwater pond). Council holds a discharge consent for this catchment, and the
assumptions under which it was granted include full site development of the MUL
application site. In practice, this tends to over-estimate the stormwater runoff,
providing a conservative method of calculating the characteristics of the stormwater
pond and flood flow paths.

Stormwater is collected in a treatment pond prior to release into the pipe reticulation.
Because of the contour of the MUL application site, it is possible to locate the
stormwater pond in one particular location only. If there was a single developer of the
MUL application site, or if it were held in single ownership, it would be a relatively
straightforward matter for the owner or developer of the site to construct this
stormwater pond when it was required. However, as the site is currently comprised of
multiple titles with different owners who have different development aspirations, it is
Council’s view that unless Council acts to acquire the necessary land and constructs
the pond, it will not be available when required.

Further, the owner of the title to the pond site has not to date wished to participate in
the group formed to promote the rezoning and development of the MUL application
site. Thus, the intervention of Council to designate, acquire, and construct the pond is
necessary to enable development of the MUL application site in accordance with
PC14. Council has therefore budgeted for the acquisition of the land and the
construction of the pond on it, and has the necessary contributions regime in place to
enable it to recover this outlay as land in the MUL application site is developed.

Council has therefore prepared a Notice of Requirement to designate the land required
for the stormwater pond, and has shown it on the PC14 Structure Plan and given it an
appropriate zoning under PC14. It is appropriate that this Notice of Requirement to
designate is publicly notified at the same time as PC14 and the change to the ARPS to
move the MUL.

Air quality and noise are two of the most common issues that give rise to complaints to
Councils in relation to industrial areas. Currently, the PDC is unaware of any air
quality issues in the area that relate to industrial (or other) uses, and no history of
complaints made to the PDC relating to industrial air quality at Takanini, or any other
compliance issue with the Urban or Industrial Air Quality Management Area rules. The
proposed zoning of the land as Residential 1 and 8, Reserve, and Industrial 1 and
Industrial 3 zones, mean there will be different expectations for air quality within these
zones.

The relationship of the proposed zones and their arrangement in relation to air quality
and noise has therefore been carefully considered. It is considered the Industrial 3
zone most appropriately comes within the “Industrial Air Quality Management Area”
under the ALW, the same as the Spartan Road industrial area to the west of the MUL
application site. The remainder of the MUL application site, comprising the Residential
1 and 8, Reserve, and Industrial 1 zoned land, should be included in the “Urban Air
Quality Management Area”, like other residential land in the District and to the north in
Manukau City. The Industrial 1 zone is a mixed use (industrial/residential) zone which,
because it includes provision for residential development, is most appropriately located
within the Urban Air Quality Management Area, and requires a higher standard of air
discharge than the Industrial Air Quality Management Area. This arrangement of Air
Quality Management Areas is consistent with the arrangement elsewhere in the
Takanini area in particular and the District generally.



4.22

4.23

At present, existing Industrial 3 zone development to the west of Takanini School Road
(the Spartan Road industrial area) extends to the esplanade reserve along the
southern bank of the Papakura Stream, and is separated from housing to the North of
the Stream by a distance of approximately 40 metres (the combined width of the two
esplanade reserves). Council is not aware of complaints against the Industrial 3 zone
activities from residential properties to the North. In contrast to this, the proposed
arrangement of zones in the MUL application site provides a far more generous
separation distance between residential land in Manukau City and the proposed
Industrial 3 zoned land within the MUL application site.

The juxtaposition of industrial and residential areas can give rise to “reverse sensitivity”
effects. PC14 addresses this potential principally by separating residential and
industrial activities:

4.23.1 To the east and south of the MUL application site the proposed Industrial 3
zone is separated from existing and future residential land by a band of
proposed Industrial 1 zoned land. Industrial 1 zone is a “mixed use” zone,
providing for both residential and industrial uses. It is used elsewhere in the
District, particularly along Great South Road, where the industrial zone abuts
land in a residential zone. Land within the Industrial 1 zone zone has also
been developed for mixed industrial and residential uses in the Takanini area.

4.23.2 The proposed rules for the Industrial 1 zone recognise the potential for
reverse sensitivity in relation to nearby residential areas by ensuring that the
types of uses provided for and the performance standards which they are
required to comply with will be compatible with the amenity values of those
residential areas. The proposed arrangement of zones ensures proposed
Industrial 3 zone (the heavier of the two industrial zones) is separated from
more sensitive land uses by a substantial band of lighter industrial/mixed use
zone. The extent of separation between residential and proposed industrial
uses is as follows.

4.23.3 Separation between proposed Industrial 3 zoning and residential land in
Manukau City. The nearest part of the proposed Industrial 3 zoned land to
residential land in Manukau City is, at the western side of the MUL application
site (nearest Takanini School Road), approximately 300 to 450 metres, and at
the eastern side of the MUL application site (nearest Porchester Road),
approximately 120 metres. The land separating the proposed Industrial 3
zoned land from the residential land in Manukau City is comprised of a
recreation reserve, stormwater pond, and esplanade reserve, as well as a
band of proposed Industrial 1 zone land approximately 65 metres wide.

4.23.4 Separation between proposed Industrial 1 zoning and residential land in
Manukau City. The nearest part of the proposed Industrial 1 zoned land to
residential land in Manukau City is approximately 75 metres; the distance
varying between 75 and 230 metres.

4.23.5 Separation between proposed Industrial 3 zoning and future residential
development to the east. The nearest part of the proposed Industrial 3 zoned
land to future housing to the east of Porchester Road is approximately 65
metres provided by a band of proposed Industrial 1 zone, plus Porchester
Road itself, 25 metres.




4.23.6

4.23.7

Separation between proposed Industrial 3 zoning and existing residential
areas to the south. Existing housing which has frontage to Manuroa Road,
between Takanini School Road and Porchester Road, will be separated from
the proposed Industrial 3 zoning by between 185 metres and 365 metres,
comprised of a band of proposed Industrial 1 zone varying between 80
metres and 260 metres, plus a road of 20 metres, plus a band of proposed
Residential 8 zone approximately 85 metres wide.

It is considered that the proposed separation distances are sufficiently
substantial to ensure that industrial development carried out and operated
within the Industrial 1 and 3 zone rules (particularly the for noise standards)
will not have an adverse effect on the amenity values of the residential area to
the North of the Stream or elsewhere, and conversely, that the industrial
development will not be subject to reverse sensitivity effects from them.

4.24 Land to the west of the MUL application site is zoned Industrial 3 zone, and the
proposed Industrial 3 zoning within the MUL application site lies opposite (across
Takanini School Road) from it. Reverse sensitivity effects are therefore unlikely to
arise in relation to the existing Industrial 3 zone area and the proposed area of
Industrial 3 zone within the MUL application site.

5.0 EVALUATION OF THE ENVIRONMENTAL EFFECTS OF THE DEVELOPMENT OF
THE APPLICATION SITE

Assessment of effects for PC14

5.1 The environmental effects of the proposed development of the site have been
examined in the following technical reports prepared for PC14:

5.2

5.3

CoNOOR~WDNE

10.
11.
12.

Technical Engineering
Contamination Effects

Effects on Infrastructure

Traffic Impact Assessment
Landscape and Visual Effects
Arboricultural Effects
Archaeological Effects

Effects from Hazardous Substances
Effects on Economy

Effects on the Neighbourhood
Effects on the Wider Community
Reverse Sensitivity.

The AEE is contained in Volume 1 Part B Section 5 of the PC14 documents. It is
supported by the section 32 RMA analysis of alternatives in Volume 1 Part C Section
1. The supporting technical reports can be found in Volumes 2 and 3 of the PC14
documents.

PC14 is also consistent with existing District Plan documents, including the Takanini
Structure Plan. While there are differences between the zones proposed in PC14 and
the land uses indicated in the Takanini Structure Plan, they are necessary because
since the TSP was prepared, circumstances have changed:
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5.3.1 The Takanini Structure Plan assumed that a new railway station would be
constructed at Spartan Road, but this will not now proceed, so the intentions
of the Structure Plan need to be reinterpreted accordingly.

5.3.2 There is a shortage of business land including land suitable for large scale
industry. The ARGS anticipates growth of 3000 jobs in Papakura, and
extension of the MUL is required to achieve this. Takanini Structure Plan
areas 6A and 6B will assist in meeting this demand.

5.3.3  An adequate supply of residential land has been provided elsewhere.

A summary table of effects, and policies, rules or other actions designed to avoid,
remedy or mitigate them, is set out below.

Assessment of effects for MUL Application

5.5 Council considers the plans and technical reports comprising the AEE for PC14
provide an appropriately robust assessment of the anticipated environmental effects of
rezoning the MUL application site in the way proposed, and will satisfy ARC
requirements for this purpose. The AEE for PC14 concludes that on balance, the
possible adverse environmental effects of development in accordance with the
proposed zone rules through meeting development standards and through resource
consent applications for subdivision and building consents, will ensure that industrial
development will not have an adverse effect on the amenity values of residential
areas, nor be subject to reverse sensitivity effects.

5.6 An assessment of the environmental effects anticipated to be generated by
development in accordance with the proposed zones is contained in Volume 1 Part B
Section 5.0 of the AEE that accompanies PC14. A summary of that is set out below,
with comments relevant to the assessment under the MUL application.

PC14 AEE PC14 AEE COMMENT ON ISSUE AND AVOIDANCE OR

ISSUE REFERENCE: | MITIGATION MEASURES PROPOSED UNDER PC14

VOLUME 1
PART B
SECTION:

Geotechnical 5.4 Inorganic raft mostly 1-2m deep overlying soft
organic/peaty clays, requires stormwater recharge. PC14
provisions require onsite recharge. High water table.
Limited bearing capacity. Plan rules require geotech
report and specific foundation design for all
sites/buildings.

Site 55 One location within the site likely to contain

Contamination contaminants. Remediation plan prepared. Remedial
action to be carried out when site developed (general site
suitability rules in District Plan). Remainder of the site
unlikely to be contaminated.

Infrastructure 5.6 Stormwater: Council designating treatment pond. All sites
required by PC14 rules to be connected to reticulated
servicing and to have groundwater recharge. Overland
flow paths have been identified. Piped capacity is




adequate.

Flood: Risk areas identified. Resource consent required
where development proposed within risk area. District
Plan standards for landscaping in overland flow paths.

Sanitary Sewer: Currently, rural standard septic tanks are
used. United Water has received confirmation from
Watercare Services that the Mahia Branch sewer will be
extended to and through the MUL application site in line
with the expected 6A/6B project completion dates. PC14
protects the alignment of the extension (utility yard
provision, Rule 6.11.7.8). Reticulation is adequate for all
industries other than those that discharge large volumes.
As per current practice, such industries require specific

approval from United Water/Watercare Services. No
District Plan rule is required in this respect.
Roading: Road upgrading at intersections required

(diagrams provided in District Plan). Otherwise, roads
adequate, and construction standards for new roads
within the MUL application site to be to Council
standards. Road widening and other upgrading works
identified in structure plan.

Water supply: Adequate reticulated water supply exists.
All sites required to be fully serviced.

Electricity: Adequate supply exists, existing supply can
be extended to service all sites. All sites to be fully
serviced.

Gas: Adequate supply exists, existing supply can be
extended to service all sites. All sites to be fully serviced.

Telecommunications: adequate capacity
network. Cabling to be provided to all sites.

in existing

Traffic impact | 5.7, esp. 5.7.1 | ITA prepared. ARTA and PDC provided input. Plan rules
and 5.7.3. require intersection upgrading, PC14 adds District Plan
rules in section 6.15 to address high vehicle generating
activities. Road improvements identified.
Vegetation, 5.8 Few constraints to developing the MUL application site.
landscape, and Upgrading of the Papakura Stream esplanade reserve
visual identified. Existing vegetation and new planting
suggested, PC14 provisions for landscaping introduced.
Arboricultural 5.9 No sites of special wildlife interest or notable trees or
stands of trees identified, but some native and exotic
trees protected under general tree protection rules.
Assess each as subdivision and development proceeds.
Archaeological | 5.10 No cultural heritage remains found. Protocol indicated for
dealing with anything found during development.
Economy 5.11 Rezoning would meet regional and district need for more

industrial land, is well located, would make important




contribution to ARGS, employment opportunities for local
workforce.

Noise

5.12

Arrangement and juxtaposition of zones through buffers,
separation distance between heavy industry and
residential development, and screening of sites all
incorporated in PC14. Noise standards appropriate to
ensure residential amenity values maintained.

Neighbourhood

5.13

Noise mitigated as noted above. Visual effects mitigated
by PC14 rules building design, bulk, and location.
Assessment for design of buildings and site landscaping
required. All development to gain resource consent so
design can be assessed and conditions of consent
attached.

Wider
community

5.14

Benefits through release of additional business land in
region — wider employment opportunities up to 3000 jobs.
Changes in pattern and volume of traffic in local area,
mitigated through intersection and other road upgrading.

Reverse
sensitivity

5.15

Mitigated through band of Industrial 1 surrounding
Industrial 3 zone and Papakura Stream and esplanade
reserve separating housing to the north; all Industrial 1
buildings require Controlled Activity consent; band of
Industrial 1 zone along Porchester Road separates
Industrial 3; band of Residential 8 separates existing
housing from Industrial 1 zone; band of Industrial 1
separates Industrial 3 and existing residential to the
South.

Mitigation
measures

5.16

Measures include:

Infrastructure design including stormwater pond,;
Roading layourt;

Zoning layout and specific Objectives Policies and rules;
Remediation of ground contamination;

Geotechnical design required for all buildings;
Landscaping required around sites;

Structure plan adequately detailed to ensure roads,
reserves, and utilities will be adequate.

Affected
persons and
consultation

5.17
6.0

Affected persons have been identified. Consultation with
stakeholders undertaken, concerns documented in AEE.

Monitoring

5.18

PDC monitors compliance with District Plan standards
and conditions of consent. ARC monitors compliance
with air land and water rules and conditions of consent.




6.0

6.1

EVALUATION OF THE APPLICATION AGAINST STATUTORY FRAMEWORK

The criteria used to assess compliance with Regional Policy are set out in the ARPS,
ARPS6 section 2.6.3 Appeals Version, January 2008 (Methods — Urban Containment).
These are (but are not limited to) the following:

ARPS6, section
2.6.3 reference

Information required under
ARPS6: 2.6.3 (quoted
verbatim below)

Reference in MUL and
PC14

and rules to a level of detail
sufficient to establish:

(a) The types and densities
of activities provided;

(b) The extent of potential
impermeable surfaces;

2.6.3.3. An assessment of how the MUL application: Section 6.
provisions of this RPS are PC14: Vol 1, Part A Section
addressed. 9.

2.6.3.3.i An integrated catchment MUL application: Section 6.
management plan. PC14: Vol 1, Part A Section

9.15, Part B, Section 5.6

2.6.3.3.iii All relevant applications for MUL application: Section 6.
discharge consents, PC14: Vol 2, Appendix 11,
including stormwater part 2.2.
discharges.

2.6.3.3.iv A report demonstrating how | MUL application: Section 6.
any environmental, including | PC14: Vol 2, Appendix 11,
human health, issues arising | part 2.2.
from the catchment
management plan and
application for discharge
consent will be addressed.

2.6.3.3.v An assessment of how any MUL application: Section 6.
air quality management PC14: Operative District Plan
issues and any potential Urban Section 3, Part 6,
health (sic) will be Schedules 6A — 6F.
addressed.

2.6.3.3.vi A structure plan in MUL application: Section 6.
accordance with matters set | PC14: Part 3.4.2 which
out in Appendix A: Structure | amends Appendix 16A to the
Planning. Operative Papakura District

Plan.
2.6.3.3.vii District Plan policy guidance | MUL application: Section 6.

PC14:

(a) Following construction of
stormwater pond, no
sequencing proposed
because none required.

(b) PC14 rule 6.15.11 for
development requires
onsite soakage volume
related to impervious
surface area. Predicted
stormwater yield has
assumed 100% site
coverage, with identified




6.2

(c) How any environmental
issues arising from the
catchment management
plan and application for a
discharge consent will be
addressed;

(d) The sequencing and
timing of the release of
land for urban
development;

(e) How urban design
outcomes will be
achieved.

overland flow paths
(flooding occurring).

(c) Existing discharge
consent. Calculations for
consent assume 6A/6B
fully built up.

(d) No sequencing required.
Land small enough to
develop in no particular
sequence (once
stormwater pond built).

(e) PC14 rule 6.15.6 requires
comprehensive
landscaping, visual
amenity assessment of
buildings

See also PC14 AEE Vol 1
Part B Sections 5.6.1-5.

discussions and agreements
of the proposed change from
the territorial local authority
partners to the relevant
Regional Growth Strategy
Sector Agreement.

2.6.3.3.viii An open space plan having MUL application: Section 6.
regard to the Auckland PC14: Section 3.4.4 inserts
Regional Open Space new Structure Plan as new
Strategy. Appendix 16E to the
Operative Papakura District
Plan.
2.6.3.3.ix A report detailing the MUL application: Section 6.

PC14: AEE Volume 1 Part B
Section 6: Consultation.
Note: PC14 and this MUL
application do not propose
development of an area not
currently identified in the
SSA for urban growth.

These matters can conveniently be grouped under the following five headings provided

by the ARC:

Alignment with Regional strategic direction for growth.

Capacity and supply of land, and justification for extending the MUL.

Environmental effects of development of land within the MUL extension.

Provision and adequacy of infrastructure to support the MUL extension.

Difficulty of maintaining the MUL: how difficult will it be to maintain or defend the
MUL if the extension is approved.

For the sake of completeness, each is discussed below.




Alignment with Regional strategic direction for gro wth.

6.3 The applicable ARPS objectives policies and methods are:

6.2.1

6.2.2

Objectives 2.5.1.1 and 2.5.1.6; and

Objectives 2.6.1.1 and 2.6.2.2(i) and Method 2.6.3.4 under ARPS6.

6.4 The MUL application site is identified in the ARGS 1999 as a greenfield growth area,
and was similarly identified in the SSA and ARPS6. It is aligned with the strategic
direction of containment and intensification outlined in the ARPS because:

6.4.1

6.4.2

6.4.3

6.4.4

6.4.5

6.4.6

It will provide for business and employment opportunities within appropriately
zoned industrial land in the context of the Regional shortage of such land in
accordance with the Regional Business Location Strategy.

It has been identified within the TSP as a development area.

It is contiguous with the northern Papakura MUL and land zoned Industrial 3.
Extending the MUL to include the MUL application site is both logical and
consistent with the ARPS criteria used to consider such extensions.

Appropriate District Plan standards terms and conditions will minimise the
potential for reverse sensitivity effects, and provide for a variety of lot sizes
within each zone, including the interface between industrial and residential
zonings that will exist between the more sensitive residential areas to the
north and south, and in relation to rural land to the east.

The resulting urban environment will be developed under the urban design
rules and criteria of PC14, and will be connected for all modes of transport,
including buses and the provision of safe and attractive walking and cycling
environments. The Integrated Transport Assessment (ITA) carried out for
PC14 demonstrates how this has been achieved.

The timing of the requested extension of the MUL is in accordance with the
staging of development envisaged in the ARPS and TSP, which have
identified the MUL application site as being developed during the period
2000-2020. It is also consistent with the SSA, ARPS6, and PDC Plan
Change 10.

Capacity and supply of land, and justification for extending the MUL.

6.5 The applicable ARPS objectives policies and methods are:

6.5.1

6.5.2

6.5.3

Objectives 2.6.1.1(i) & (ii)(a) & (b).
Policy 2.6.2.2(ix) under ARPS6.

Methods 2.6.3(1) and (2) under ARPS6.

6.6 The proposal meets these tests because:



6.6.1

6.6.2

6.6.3

6.6.4

6.6.5

6.6.6

The supply of suitably zoned industrial land has been found to be inadequate
both regionally and in Papakura District. Regional research carried out in
2007 (Auckland Regional Business Land Report, Auckland Regional Council,
2007) has identified that by 2031, the Auckland region will have to provide an
additional 775 — 975ha of greenfield land to support the future growth of
Group 1 sectors. Group 1 sectors are defined in the Auckland Regional
Council's Business Land Economy Group as Manufacturing (ANZSIC C),
Construction (ANZSIC F), Wholesale Trade (ANZSIC F), and Transport and
Storage (ANZSIC 1). Updated research relating to the demand and supply of
land for Group 1 sectors in Manukau City, Papakura and Franklin Districts
(Southern Sector Group 1 Capacity Analysis prepared by Market Economics
and Osborne Hay Resource Management Practice, July 2009) found that
while short term supply would become available with plan changes currently
being processed, there is a minimum need of a further 522 ha of land supply
in the southern sector of the Auckland region (i.e. Manukau City, Papakura
and Franklin Districts) by 2031.

The Auckland Region Business Land Strategy confirms that in 2005, there
were 69 ha of business zoned land within Papakura. Modelling work has
established that employment growth in the Region is expected to grow by
15%. It notes that it would be optimistic to assume that there will still be
sufficient business by 2020 to meet expected take-up, and shortages are
likely to occur well before 2021.

In 2006, the PDC carried out a survey of vacant business-zoned land in
Papakura District. The Papakura District Council report “Papakura District
Employment Characteristics and Business Land Capacity Analysis 2006”
found a reduction in the supply of vacant business zoned land. The
constraints and characteristics of this vacant land are identified in the report,
which found that in 2006 there was 80 ha of vacant land. This has recently
been updated by a 2008 study which found 53 ha vacant unconstrained land.

A significant portion of the vacant land is within the Ardmore Aerodrome
precinct, and (because it should be retained for aviation use) is therefore
unavailable for general industrial use®.

The only way to provide for this shortfall in Papakura District is through
rezoning land that is currently in rural use, i.e., through greenfields
development. The rezoning proposed in PC14 provides for employment and
residential land at an appropriate density, consistent with the targets set out in
the SSA.

Provisions in the Operative Papakura District Plan already enable
intensification of residential development in the central area (introduced
through Plan Change 8A) and in other residential areas by way of
Discretionary Activity application. Notwithstanding that the District Plan
provides for intensification of development, there is still a shortfall of
opportunity for both residential and industrial development within existing
zoned areas. Expansion of the MUL for residential development is

® This is the subject of Private Plan Change 10, which seeks to provide for the temporary use by non-
aviation industry of industrially zoned land in the Ardmore Aerodrome precinct. Submissions heard in

August 2009.



anticipated in the Takanini Structure Plan areas 2A, 2B, and 2C and in further
stages of development in the Hingaia Structure Plan area. Within areas 2A,
2B, and 2C it is considered inappropriate to provide for business land zoning.
Within Hingaia, there is approximately 50 ha of business land zoned.

6.6.7 The identified shortage of business zoned land should ideally be met through
rezoning rural land close to transport route links.

6.6.8 Because part of area 6B is required for stormwater detention and treatment,
the quantum of land being sought to be included within the MUL is
necessarily larger than the area being rezoned for industrial and residential
development. Stormwater detention and treatment is an intrinsic part of the
land development, and allocation of land within the MUL extension site for this
purpose cannot be avoided. A notice of requirement to designate this
(stormwater pond) area forms part of the package of statutory processes
associated with enabling land development. The stormwater detention pond,
and esplanade reserve, and a linked recreation reserve, will all be zoned
Reserve, so will be unavailable for business use.

Environmental effects of the development of land wi thin the MUL extension.

6.7

6.8

6.9

6.10

The applicable ARPS objectives policies and methods are:
6.7.1 Objectives 2.5.1.3 and 2.5.1.5.

6.7.2 Policies 2.5.2.5 and 2.5.2.6.

6.7.3 Obijectives 2.6.1.9 and 2.6.1.11 under ARPS6.
6.7.4 Policy 2.6.2.2 under ARPS6.

These provisions broadly seek to ensure that any urban expansion of the MUL does
not impact adversely on water, air or land ecosystems of significant value, cultural
heritage and landscape values. They also, implicitly and explicitly, address the need to
avoid conflicts or incompatibilities between adjoining land uses.

Concurrent with the application to extend the MUL, the PDC is requesting the ARC
notify a variation to the ALW, to extend the Urban and Industrial Air Quality
Management Areas to coincide with the MUL application site, as shown in Appendix C
to this application. This will ensure that the appropriate air quality standards will be
applied to the proposed zones under PC14. Compatibility with adjoining residential
areas will be addressed through zone standards which will require industries located
within the MUL application site to operate within parameters that protect the amenity
values of those residential areas. The layout of zones reinforces this by providing an
appropriate interface or buffer of light industrial zoning between the existing and new
residential areas and the new industrial uses. Air quality is an ARC responsibility.
Currently no air quality issues are apparent, and the PDC has no history of complaints
received in relation to this issue, in this area.

Geotechnical matters have been addressed in the assessments carried out to support
PC14. These assessments indicate that the land is peaty, like much of the Takanini
area. This imposes limitations on the weight of building that can be erected, and
maintaining land stability requires that ground water levels are maintained. Both of
these issues are currently faced by the PDC, which is responsible for issuing building



6.11

6.12

6.13

consents. It has found that particular methods of construction and stormwater
management are appropriate for the area. Under the rule that requires a geotechnical
assessment for all developments, PC14 requires this matter to be addressed.

PC14 includes rules that address stormwater ponding and the potential for flooding,
through provision of stormwater treatment and disposal via a stormwater pond located
adjacent to the Papakura Stream. These proposals meet PDC standards.

Landscape and heritage resources have been assessed in the preparation of PC14.
The Papakura Stream has been identified by PDC as an important part of the network
of reserves and walkways throughout the District, and provision of an appropriately
wide esplanade reserve and substantial landscaping of the stormwater pond is
incorporated into PC14 and the pond designation.

The specialist reports prepared to support PC14 address the effects of development
within the MUL application site on regionally significant resources, including:

i) areas of high amenity value; refer PC14 Appendix 13 (visual and landscape
effects)
ii) natural heritage and cultural heritage features and areas; refer PC14

Appendices 15 (arboricultural), 16 (archaeological), 21 (cultural values)
iii) ecosystems; refer PC14 Appendix 22 (stormwater treatment)

iv) areas where the quality of the environment is already degraded and requires
improvement; refer PC14 Appendix 14 (landscape concept plan)

V) areas prone to the impact of natural hazards such as flooding or instability;
refer PC14 Appendix 11 (infrastructure servicing),

Vi) strategic infrastructural facilities such as airport/airfields; refer PC14 Appendix
12 (transportation assessment)

vii) transportation; refer PC14 Appendix 12 (transportation assessment)
viii) water quality; refer PC14 Appendices 9 (contamination) and 22 (stormwater
treatment)
Provision and adequacy of infrastructure to support the extension .

6.14

6.15

The applicable ARPS objectives policies and methods are:
6.2.3  Objective 2.6.1.2(v).

6.2.4 Policy 2.6.2.2 under ARPS6.

6.2.5 Method 2.6.3.3 under ARPS6.

Evaluations of the provision of infrastructure for roading, stormwater, water supply,
electric power, and gas are contained in the technical reports that support PC14. A
summary of the findings of those investigations is set out below, and confirms that
adequate infrastructure is or will be available to support rezoning the land (and
extending the MUL) for industrial and residential development in this location.



Roading .

6.16

6.17

6.18

The MUL application site has road frontage to Porchester Road, Takanini School
Road, and Popes Road. These roads currently serve rural and industrial uses. The
site is approximately 800m from Great South Road via Manuroa Road, and the State
highway is approximately 650m further. Great South Road, Manuroa Road, and
Porchester Road are classified in the Operative Papakura District Plan as Arterial
Roads, and provide the main linkages to Papakura. They are anticipated to be able to
carry significant volumes of traffic. Great South Road is a four lane Regional Arterial
Road, with its main function being to link Manukau City with Papakura and further
south. It also provides frontage access to many commercial and residential properties.
All the main intersections along Great South Road are traffic signal controlled and
cater for large numbers of vehicles (in the order of 30,000 vpd).

Manuroa and Porchester Roads are District arterial roads, providing important north-
south and east-west linkages. Manuroa Road has an at-grade rail crossing. Takanini
School Road and Popes Road, and all other streets in the immediate vicinity of the site
are Local Roads, capable of carrying the anticipated traffic volumes. This is shown on
the Structure Plan which forms part of PC14.

An Integrated Transport Assessment (“ITA”) prepared to support PC14 addresses all
aspects of transportation related to the development of the site. The conclusions of the
ITA are as follows:

6.2.6  Three traffic generation scenarios have been assessed for the proposed
rezoning of Areas 6a and 6b to Industrial 1, Industrial 3 and Residential 8A:

Scenario Daily Traffic Peak Hour Traffic
(traffic movements per day) (traffic movements per hour)
Low traffic generation 4,000 - 6,300 700
Medium Traffic Generation 7,700 — 11,600 1,200
High Traffic Generation 10,500 — 18,000 2,210

6.18.2 The assessment adopted the high traffic generation scenario while the low
and medium traffic generation scenarios have also been assessed at critical
locations in the transport network.

6.18.3 Improvements to pedestrian amenity and safety are proposed through the
provision of a network of footpaths and traffic signal controlled pedestrian
crossings at key locations through the area. The pedestrian improvements
are consistent with the Papakura District Council Walking and Cycling
Strategy.

6.18.4 The assessment suggests that improved bus services will be required to
service this area in the future as both the residential and worker population
increases. Passenger transport services in the area are managed by
Auckland Regional Transport Authority (ARTA) and if increased frequency or
new or altered services are required to service this area, then these will need
to be assessed and provided by ARTA.



6.19

6.20

6.21

6.18.5

The Takanini train station is the nearest to Areas 6A and 6B. The train station
and environs are to be upgraded by ARTA in the future. To support PC14,
and to enhance the attractiveness of rail travel by future employees in the
MUL application site, the station should be upgraded by about 2013 or when
the MUL application site has been approximately 40 percent developed.

The ITA for PC14 has identified specific intersection improvements that will be required
to meet the projected demands of traffic generated by development within the MUL
application site. These improvements are:

6.2.7

6.2.8

6.2.9

6.2.10

6.2.11

6.2.12

6.2.13

6.2.14

6.2.15

Additional traffic lanes on Manuroa Road approach to Great South Road
intersection.

Traffic lights and road widening at the Manuroa Road and Takanini School
Road intersection.

Traffic lights and road widening at the Porchester Road and Popes Road
intersection.

Traffic lights and road widening at the Porchester Road and Manuroa Road
intersection.

Improvements to the southbound on and off-ramp intersection at the Takanini
interchange.

Widening Manuroa Road between Great South Road and Takanini School
Road to two traffic lanes each direction plus painted flush median.

Painted flush median along Manuroa Road between Takanini School Road
and Popes Road.

Increasing to four the number of lanes on Great South Road south of
Manuroa Road.

The analysis described in this assessment suggests that the Takanini
Interchange will need to be upgraded to accommodate the level of traffic likely
to be using it in 2016 irrespective of whether any traffic associated with the
rezoning is added to it. Upgrading the interchange is beyond the control of
the PDC, and the New Zealand Transport Agency (“NZTA”) has its own
programme of upgrading works. Through consultation with the NZTA, the
PDC has been given a commitment by the NZTA to address any effects on
the interchange. At the present time, the interchange is part of the Manukau —
Pokeno Transportation Study currently being carried out by the NZTA.
Modelling work carried out for the District Plan changes and MUL application
for Takanini Structure Plan areas 2A, 2B, and 2C took into account the
anticipated development of the Takanini area, including areas 6A and 6B.
Extensive consultation with the NZTA was carried out in association with the
modelling work.

Upgrading District roads is the responsibility of the PDC, which has budgeted for them
and/or will fund them through development contributions.

The analysis concludes that roads servicing the MUL application site are capable of
carrying the anticipated volumes of traffic, subject to the improvements (above) being



completed, and that the anticipated traffic can be accommodated on the road network
without compromising its function, capacity or safety.

Stormwater .

6.22

6.23

6.24

6.25

6.26

6.27

The PDC holds permit No. 24814 which authorises the diversion and discharge of
stormwater from and within the Papakura Stream Takanini catchment. The catchment
area is shown in Appendix B to this application. The permit is based on data and
assumptions contained the Papakura Stream — Takanini Catchment Comprehensive
Catchment Management Plan (“CMP”). A joint study between the ARC, Manukau City
Council and PDC is currently underway to produce an Integrated Catchment
Management Plan (“ICMP”) for the larger Papakura Stream catchment, including the
MUL application site. While the scope of the CMP is in itself less than a full ICMP, in
conjunction with the technical studies carried out for PC14, the combined scope for the
purposes of assessing this MUL application is equivalent to an ICMP. This means the
terms of ARPS6, section 2.6.3 Methods — Urban Containment, which require an ICMP,
have effectively been met. This has been confirmed through consultation with ARC
officers.

The ARC has commissioned the Danish Hydrological Institute (“DHI”) and Opus
International Consultants Ltd. (“Opus”) to re-evaluate the entire Papakura Stream
stormwater catchment and assess existing and future flows. An evaluation of data
from the CMP, and updated rainfall data and gauging results from the Papakura
Stream, are included in the technical studies that support PC14. The ICMP re-
evaluation has confirmed that the data upon which the CMP is based is within the
parameters of the model created by DHI/Opus. Consulting firm Fraser Thomas Ltd.
has re-run and enhanced the base data and local parameters in the CMP, and has
confirmed that it is similar to that modelled in the CMP, which was the basis of the
permit No. 34814. The implication of this verification of the catchment data is to
confirm that the PDC does not need to apply for an amendment to permit No. 34814.

Existing stormwater characteristics and the proposed methods of draining the MUL
application site are described and assessed in the supporting documents provided with
PC14. Works required to service the development are recommended in the
stormwater report. In addition to gravity reticulation of the site, the principal work
required is the construction of a stormwater treatment pond approximately 1.44 ha in
area located in the north-west corner of the MUL application site.

The stormwater pond is required to cope with storm events up the 10% Annual
Exceedence Probability (‘“AEP”) event. Stormwater flows greater than the 10% AEP
storm event will be provided for through defined overland flow paths and/or piped
reticulation to the Papakura Stream. One of these will lie along the eastern side of
Takanini School Road, and the other along the western side of a proposed north-south
road.

The design of the pond will include a landscaped margin with a footpath to link through
to the esplanade reserve along the Papakura Stream. Council has prepared a Notice
of Requirement under the Resource Management Act 1991 to designate and acquire
the site for the pond. The notice of requirement will be publicly notified jointly with
PC14.

The MUL application site is comprised of peat soils, which slope gently toward the
Papakura Stream. There are limitations to the load-bearing capability of these peat
soils, and that developing them requires specific stormwater management methods to
address these limitations. PC14 includes new rules that supplement the current



6.28

6.29

6.30

6.31

Operative District Plan rules for stormwater discharge to ground. Proposed rule
6.15(13) (geotechnical assessment) requires all buildings within the application site to
be fitted with stormwater recharge devices to ensure groundwater levels in the peat
layers (where present) are maintained. Overflow from these devices will be required to
be directed to the stormwater reticulation system, and thus to the stormwater pond for
treatment prior to discharge into the Papakura Stream. These rules and the adopted
methods of stormwater management have evolved, and are evolving, in consultation
with staff at the ARC.

Under PC14, further site-specific analysis and stormwater mitigation works will be
required to be carried out on a site-by-site basis as the land is developed. These
provisions include identification of overland flow paths, and compliance with
specifications for landscaping within them. Definition of overland flow paths will
ultimately enable removal of the general flood hazard notations (in the District Plan)
and their replacement by a specific set of hazard avoidance and mitigation provisions.
In accordance with current practice for updating planning maps to match development,
such amendments are carried out either during a District Plan review, when
convenient, or, if there particular circumstances justifying it, by further plan change. In
the meantime, the PDC will enforce the general flood notation as it does elsewhere,
and subdivisions and developments will be assessed on their merits, with appropriate
conditions being attached to provide for adequate avoidance, or mitigation or remedial
works.

Irrespective of the outcome of the DHI/Opus study, adequate information and
sufficiently accurate analysis currently exists to enable the PDC and the ARC to
assess the stormwater implications of the rezoning and MUL extension proposals
because one of the assumptions of the CMP was that land within the MUL application
site would be fully developed, with 100% site coverage. This has provided a
conservative estimate of stormwater runoff.

The ALW may require individual industries to obtain consent for stormwater discharge
to reticulation, for example from industrial and trade processes (rules for moderate to
high risk activities) under rules 5.5.16, 5.5.17, 5.5.18, and 5.5.19 of the ALW. Normally
the stormwater undergoes treatment on-site prior to discharge to the reticulation.

Development of the MUL application site is therefore expected to comply with the
conditions of the discharge consent. Because of this, the consent will not need to be
changed to take into account the effects of developing the land.

Sanitary Sewer .

6.32

6.33

The MUL application site is currently unserviced, and houses within it use rural septic
tanks. Development of the MUL application site will require full reticulation. The Fraser
Thomas infrastructure report * notes that “Existing sewer lines as indicated on Council
and United Water records at the western edge of the MUL application site are
confirmed to have capacity for the connection of dry industry at this time” (i.e., industry
that does not use abnormally large volumes of water).

With respect to proposed development, the Fraser Thomas infrastructure report notes
that “United Water has received confirmation from WaterCare Services that the Mahia
Branch sewer line, which currently terminates at the western end of Rangi Road, will
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be extended to and through the site in line with the expected Area 6 project completion
dates” (refer letters attached to PC14 Appendix 11, Infrastructure Servicing
Assessment Report). This extension will need to be at sufficient depth to enable
gravity reticulation. To secure the alignment required for this sewer, PC14 includes
rules that require the alignment shown on the Structure Plan to be kept free of
development. United Water has been consulted about these PC14 provisions, and did
not have any adverse comments relating to them. If a pumping station is required,
United Water is required to install one.

6.34 The Fraser Thomas infrastructure report notes that “United Water modelling indicates
that capacity of the existing sewer main is adequate to receive anticipated flows from
commercial uses and dry industry, while specific design and liaison with United Water
and WaterCare will be required for the approval of a wet industry as per normal trade
waste procedures”.

Water supply .

6.35 Water supply lines currently exist along Takanini School Road and Popes Road. These
have sufficient capacity to provide for development of the MUL application site.

6.36 United Water has confirmed that the available water supply is adequate to meet wet or
dry industrial demand and fire fighting needs.

Electric power, gas and telecommunication.

6.37 These utilities are available. Vector provides reticulated electricity to the rezoning site.
The lines are located along Porchester, Popes, Takanini School, and Manuroa Roads.
The existing overhead supply can be extended and placed underground along existing
road frontages as required. The existing local supply lines in Spartan and Rangi Roads
can be extended to provide a satisfactory supply of electricity to the uses proposed on
the MUL application site.

6.38 Gas reticulation is provided by Vector (Gas) from supply lines in Spartan and Rangi
Roads. These have sufficient delivery capacity to provide for normal gas usage within
an industrial area.

6.39 Telecom New Zealand provides telecommunication services to the area, and has
advised that its lines have sufficient capacity to be extended to service the MUL
application site in accordance with the demands of the industrial and residential zoning
requested.

Defensibility Criteria: how difficult will it be to maintain or defend the MUL if the
extension is approved.

6.40 The requested MUL extension meets these tests because the application site is:

6.40.1 Sandwiched between existing urban development on three sides: to the north
by Manukau City across the Papakura Stream, to the west by the Spartan
Road industrial area, and to the south by residential development on Manuroa
Road. Porchester Road forms the eastern boundary of the requested MUL
extension. While the northern, western and southern boundaries of the
proposed MUL boundary are strongly defined by existing development, there
are no obvious natural boundaries to define the extent of the MUL to the east.



6.40.2

6.40.3

Based on the Takanini Structure Plan definition, which uses the existing road
layout as its boundary and identifies land to the east of Porchester Road for
future urban development. The rural areas identified for future urban
development under PC13 (zoned Future Urban) match this identification.
PC13 therefore gives effect to the SSA and the Takanini Structure Plan,
providing a defensible outer edge to the urban area. To the east of the MUL
application site (beyond Porchester Road). The Future Urban zone is
intended to hold current rural use in place until such time as it is rezoned for
urban use, has a structure plan in place, and has been brought within the
MUL, through the appropriate Resource Management Act 1991 procedures.
In this way, the Future Urban zone identifies land that will eventually be
developed for urban uses, and safeguards it against the establishment of
uses such as ad hoc urban development that would prejudice or prevent its
planned urban development. The Future Urban zone therefore provides a
practical, robust boundary for this extension of the MUL eastwards of Takanini
School Road.

A logical extension of the Spartan Road industrial area which lies to the
immediate west of the MUL application site, and thus enables growth in
employment through a rezoning that builds on existing infrastructure and land
use, and through the new District Plan provisions from PC14, avoids problems
associated with reverse sensitivity in relation to residential development.

6.41 Analysis of the consistency of the proposal with the matters set out above is contained
in this MUL application. PDC therefore considers that on balanced consideration of all
these matters as contained in the technical reports, policy analyses and other
information, that:

6.41.1

6.41.2
6.41.3

6.41.4

6.41.5

6.41.6

6.41.7

6.41.8

6.41.9

The application site is within the area identified in District and Regional growth
strategies for urban development.

There is an adequate arterial linkage to Great South Road.
Public and private transport needs are adequately provided for.

There is or will be adequate infrastructure to service development likely to
take place on the site.

The requested zoning will provide an appropriate mix of industrial and
residential growth areas.

The proposed zoning appropriately manages the interface between industrial
and residential uses.

Catchment management has been adequately investigated and the necessary
infrastructure including a stormwater pond has been planned for.

There is an approved programme for extending the Mahia Branch Sewer line.
The southern bank of the Papakura Stream will be vested as esplanade

reserve and will in conjunction with the perimeter of the stormwater pond form
part of the reserve network.



6.42 In all respects, therefore, extending the MUL to include the MUL application site aligns

7.0

7.1

7.2

7.3

7.4

7.5

8.0

8.1

with all Regional and District planning documents, and is fully in accordance with the
intentions set out in ARPS6.

SECTION 32 RESOURCE MANAGEMENT ACT 1991

Section 32(3)(a) has little applicability to this particular application to move the
boundary of the MUL. The PDC does not seek to add any new objectives policies
rules or methods to the ARPS, and apart from the MUL being in a different location, the
ARPS will remain unaltered if this request is accepted. The techniques for managing
Regional growth include defining the MUL and ensuring that urban development does
not occur outside this boundary. ARPS6 sets out the processes that are to be used
when Councils or the Region wish to extend the MUL.

Similarly, section 32(3)(b) has little applicability as the PDC does not seek to introduce
any new policies or rules through this application. The policies and rules relating to the
MUL and its extension already exist in the ARPS, making the section of limited
applicability to this request to extend the MUL. The method under the ARPS and
ARPS6 for providing for the expansion of business land in this area is by extending the
MUL to include the land to be developed. The only alternative to this process available
under the Resource Management Act 1991 to subdivide and develop the land is by
resource consent. Under the Operative District Plan and PC14, such an application
would be a Non-Complying Activity, and would be contrary to the ARPS and ARPS6
Schedule 1. Thus, moving the MUL to the new position applied for is the most
appropriate method of achieving the objectives of the ARPS and providing for the
conversion of rural land into developed business land.

Section 32(4)(b) relates to the risks of acting or not acting on proposals to introduce
new policies rules or other methods. The PDC request to extend the MUL needs to be
acted on because it gives effect to the ARPS and ARPS6 Schedule 1. Matters to be
addressed under section 32 of the RMA were addressed when the technique of
managing growth through the use of an MUL was introduced into the ARPS. Use of a
MUL to contain the spread of urban development is now an established technique
which the PDC is required to give effect to.

Extending the MUL to include the MUL application site does not involve introducing
any new policies rules or other methods into the ARPS or ALW, it involves changing
one of the maps to reflect the enlarged MUL boundary. In this context, section 32 of
the Act therefore has little applicability.

Council considers the section 32 assessment accompanying PC14 adequately
addresses the matters required to be considered, including justification for the new
objectives, policies and rules in PC14, and PC 14 itself represents an integrated and
sustainable means of accommodating the population and employment needs of the
District and the Region.

CONCLUSION

This request to move the MUL to include the MUL application site as shown in
Appendix A to this application is consistent with Part Il of the RMA 1991 and the
Objectives, Policies and Methods in the ARPS. The PDC is satisfied that it is



appropriate at this time to provide for the subdivision and development of the MUL
application site in the manner provided for in PC14.

8.2 Following adoption by the ARC of this request to extend the MUL to include the MUL
application site, the next steps in the statutory process are for:

8.2.1

8.2.2

8.2.3

8.2.4

Public notification this proposed change the MUL boundary shown in the
ARPS;

PDC to publicly notify PC14 to rezone the MUL application site;

PDC to publicly notify its Notice of Requirement to designate the stormwater
treatment pond located within the MUL application site;

ARC to prepare and publicly notify a variation to the PARP: Air, Land and
Water, the effect of which would be to extend the Urban and Industrial Air
Quality Management Areas to include the MUL application site, with the
Urban Air Quality Management Area coinciding with the PDC PC14 areas
proposed to be zoned Residential 8 and Industrial 1, and the Industrial Air
Quality Management Area coinciding with the area proposed to be zoned
Industrial 3.

8.3 It is desirable that the notifications referred to above be carried out jointly by the PDC
and ARC.

Joy Hames

Director of Policy and Democracy Services

Signed for and on behalf of the Papakura District Council on 2009




Appendix A

Map showing area requested to be included within th e Metropolitan Urban Limit
(Map adapted from ARPS)




Appendix B

Map showing area within the Papakura Stream — Takan  ini Catchment Comprehensive
Catchment Comprehensive Catchment Management Plan ( ARC Consent 24814 to
divert and discharge stormwater)

(Map adapted from CMP)
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Appendix C
Proposed Air Quality Management Areas

Manukau City

Popes Road
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Appendix D
Pattern of zoning proposed under Plan Change 14
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