


Proposed Plan Change 1
Waingawa Structure Plan and Industrial Area
Section 32 Analysis 

Introduction
The purpose of this report is to evaluate the options for the management of subdivision and development in the Waingawa Industrial Area as outlined in Proposed Plan Change 1, in accordance with the requirements of Section 32 of the Resource Management Act. The Carterton District Council (CDC) has prepared Proposed Plan Change 1 to the Wairarapa Combined District Plan (“the District Plan”). This Proposed Plan Change has been adopted by the Combined Planning Committee of the Masterton, Carterton and South Wairarapa District Councils for notification under the provisions of the Resource Management Act 1991 (“the Act”). 
Background
The Proposed Wairarapa Combined District Plan was publicly notified in August 2006. In the Proposed Plan, a simple Structure Plan for the Waingawa Industrial Area was proposed as well as using the Future Development Area technique to provide a mechanism to manage the long term development of the Waingawa Industrial Zone until more detailed work had been undertaken. 

The Council has been undertaken further investigations into the long term planning at Waingawa. These investigations have recommended amendments to the District Plan to provide for the long term future of industrial development and use at Waingawa. 

National Direction

New Zealand Urban Design Protocol

The Carterton District Council became a signatory to this protocol in December 2007. By becoming a signatory, the Council agreed to work to raise the standard and quality of the urban design of developments undertaken in the district. The Plan Change seeks to implement the urban design principles contained in the Urban Design Protocol. 

Regional Direction

There have been some recent developments in the policy direction at a regional level. Principally, these policy directions are contained in the Wellington Regional Strategy and the Proposed Wellington Regional Policy Statement. 

Wellington Regional Strategy (Sustainable Economic Growth Strategy)

This Strategy provides direction on drivers and initiatives to support economic growth in the greater Wellington region. The Strategy has three main focus areas, one being investment in good regional form. 

Within this focus area, the ‘Waingawa Industrial Hub’ is recognised as a “regional focus area” which will assist in achieving the outcomes for the Strategy. The Strategy recognises these regional focus areas are likely to be under development pressure or represent an opportunity to co-ordinate development efforts. The Waingawa Industrial Hub is stated to be “a strategically important employment site for the Wairarapa and has potential as an inland port/ cargo hub, especially in relation to forestry, food and beverages”. The Strategy seeks to sustain economic growth in these locations by facilitating development in these locations. Another initiative in the Strategy is its support of quality urban design, at it recognises that well designed and areas which are easy to get around can attract economic growth. 

This Proposed District Plan Change seeks to assist in implementing many of these initiatives related to good regional form outlined in the Wellington Regional Strategy, which helps contribute towards the economic wellbeing of the Wairarapa and the wider greater Wellington region. 

Operative Wellington Regional Policy Statement

The Operative Regional Policy Statement for the Wellington Region came into effect on 15th May 1995. The Regional Policy Statement sets out the resource management issues for the Wellington region, and outlines the policies and methods required for achieving the objectives in the Policy Statement. Under the Resource Management Act, the District Plan “must give effect to” the policy directions contained in the Regional Policy Statement. 

The Operative Regional Policy Statement includes a number of issues which are specifically relevant to the Waingawa Industrial Area, including:

· Fresh Water

· Ecosystems
· Built Environment and Transportation
The following is a list of policies in the Operative Regional Policy Statement which this plan change gives effect to in relation to the Waingawa Industrial Area:

Section 5: Freshwater

Policy 12: Natural Character of Wetlands
To avoid, remedy or mitigate any adverse effects of any new or existing use and development where these effects impact on the natural character of wetlands, lakes, rivers, and other water bodies, and their margins.

Policy 14: Healthy Functioning of Wetlands
To protect the healthy functioning of wetlands and their biological communities from the inappropriate effects of land and water use and to promote the restoration of degraded wetlands and the creation of artificial wetlands. 

Section 9: Ecosystems

Policy 16: Isolation of Ecosystems
To prevent the isolation of ecosystems by providing linking corridors and buffer zones and avoiding the fragmentation of ecosystems. 

Section 14: Built Environment and Transportation

Policy 3: Development of Transportation Systems
To promote the development of transportation systems in the Region that:

(1) Meet community needs for accessibility;

(2) Use modes of transport that are powered by renewable energy fuels;

(3) Help moderate demand for energy and use energy efficiently;

(4) Discourage dispersed development; and

(5) Avoid or reduce adverse effects on human health, public amenity and water, soil, air and ecosystems. 

Policy 4: Protect existing Transport Corridors

To provide for the accessibility needs of the Region by protecting existing transport corridors. 

Policy 6: Efficient use of Infrastructure

To promote the provision and efficient use of infrastructure in the Region, and the reduction of adverse environmental effects from its use. 

Policy 7: Regionally Significant Effects
To take account of regionally significant effects on the environment of any new use or development, the size, function or location of which is likely to give rise to those effects. 

Policy 8: Environmental Quality

To promote a high level of environmental quality in urban areas by:

(1) Encouraging good urban design;

(2) Enhancing and protecting amenity values; and

(3) Maintaining and enhancing natural areas and protecting those places, features or buildings with significant heritage, ecological, cultural or landscape values. 

Proposed Wellington Regional Policy Statement

Notified in March 2009, the Proposed Regional Policy Statement for the Wellington Region would replace the Operative Regional Policy Statement noted above. The Proposed Regional Policy Statement includes a number of issues which are specifically relevant to the Waingawa Industrial Area, including:

· Air Quality

· Energy, infrastructure and waste

· Indigenous ecosystems

· Regional form, design and function
· Fresh water
The following is a list of Objectives and policies in the Proposed Regional Policy Statement (as amended by decisions) which this plan change gives effect to in relation to the Waingawa Industrial Area:
Objective 21: 

A compact well designed and sustainable regional form that has an integrated, safe and responsive transport network and: 
(a) a viable and vibrant regional central business district in Wellington city;

(b) an increased range and diversity of activities in and around the regionally significant centres to maintain vibrancy and vitality;

(c) sufficient industrial- based employment locations or capacity to meet the region’s needs;

(d) development and/or management of the Regional Focus Areas identified in the Wellington Regional Strategy;

(e) urban development in existing urban areas, or when beyond urban areas, development that reinforces the region’s existing urban form;

(f) strategically planned rural development;

(g) a range of housing (including affordable housing);

(h) integrated public open spaces;

(i) integrated land use and transportation;

(j) improved east-west transport linkages; and 

(k) efficiently use existing infrastructure (including transport network infrastructure); and

(l) essential social services to meet the region’s needs.
Policy 1: Odour, smoke and dust – district plans

District plans shall include policies and/or rules to that discourage:

(a) new sensitive activities locating new land uses or activities that emit odour, smoke or dust, which can affect the health of people and lower the amenity values of the surrounding area; and 
(b) new land uses or activities that emit odour, smoke or dust which can affect the health of people and lower the amenity value of the surrounding areas, locating near sensitive activities. 

Policy 7: Protecting regionally significant infrastructure – district and regional plans

District and regional plans shall includes policies and rules that protect regionally significant infrastructure from incompatible new subdivision, use and development occurring under, over, or adjacent to the infrastructure.
Policy 23: Protecting indigenous ecosystems and habitats with significant indigenous biodiversity values – district and regional plans
District and regional plans shall include policies, rules and methods to protect indigenous ecosystems and habitats with significant biodiversity values from inappropriate subdivision, use and development. 

Policy 31: Identifying and protecting key industrial-based employment locations - district plans

District plans should include policies, rules and/or methods that identify and protect key industrial-based employment locations where they maintain and enhance a compact, well designed and sustainable regional forms. 
Policy 41: Minimising contamination in stormwater from development – consideration

When considering an application for a resource consent, notice of requirement, or a change, variation or review of a district plan, the adverse effects of stormwater run-off from subdivision and development shall be reduced by having particular regard to:

(a) limiting the area of new impervious surfaces in the stormwater catchment;

(b) using water permeable surfaces to reduce the volume of stormwater leaving a site;

(c) restricting zinc or copper roofing materials, or requiring their effects to be mitigated;

(d) collecting water from roofs for domestic or garden use while protecting public health;

(e) using soakpits for the disposal of stormwater;
(f) using roadside swales, filter strips and rain gardens;

(g) using constructed wetland treatment areas;

(h) using in situ treatment devices; 

(i) using stormwater attenuation techniques that reduce the velocity and quantity of stormwater discharges; and 
(j) using educational signs, as conditions on resource consents, that promote the values of water bodies and methods to protect them from the effects of stormwater discharges.
Policy 42: Protecting aquatic ecological function of water bodies – consideration

When considering an application for a resource consent, notice of requirement, or a change, variation or review of a district or regional plan, particular regard shall be given to:

(a) maintaining or enhancing the functioning of ecosystems in the water body;

(b) maintaining or enhancing the ecological functions of riparian margins;

(c) minimising the effect of the proposal on groundwater recharge areas that are connected to surface water bodies;

(d) maintaining or enhancing the amenity and recreational values of rivers and lakes, including significant amenity and recreational values of rivers and lakes listed in Table 15 of Appendix 1;
(e) protecting the significant indigenous ecosystems and habitats with significant indigenous biodiversity values of rivers and lakes, including rivers and lakes listed in Table 16 of Appendix 1;
(f) retaining natural flow regimes;

(g) maintaining fish passage;

(h) protecting and reinstating riparian habitat, in particular riparian habitat that is important for fish spawning;

(i) discouraging stock access to rivers lakes and wetlands; and

(j) preventing the removal or destruction of indigenous wetland plants in wetlands.

Policy 46: Managing effects on indigenous ecosystems and habitats with significant indigenous biodiversity values – consideration

When considering an application for a resource consent, notice of requirement, or a change, variation or review of a district or regional plan, a determination shall be made as to whether an activity may affect indigenous ecosystems, habitats with significant indigenous biodiversity values, and in determining whether the proposed activity is inappropriate particular regard shall be given to:

(a) maintaining connections within, or corridors between, habitats of indigenous flora and fauna, and/or enhancing the connectivity between fragmented indigenous habitats;

(b) providing adequate buffering around areas of significant indigenous ecosystems and habitats from other land uses;

(c) managing wetlands for the purpose of aquatic ecosystem health;
(d) avoiding the cumulative adverse effects of the incremental loss of indigenous ecosystems and habitats;

(e) providing seasonal or core habitat for specific indigenous species;

Policy 53: Achieving the region’s urban design principles – consideration

When considering an application for a notice of requirement, or a change, variation or review of a district or regional plan, for development, particular regard shall be given to achieving the region’s urban design principles in Appendix 2.

Policy 54: Maintaining a compact, well designed and sustainable regional form – consideration

When considering an application for a resource consent, or a change, variation or review of a district plan for urban development beyond the region’s urban areas (as at March 2009), particular regard shall be given to whether:

(a) the proposed development is the most appropriate option to achieve Objective 21;and
(b) the proposed development is consistent with the Council’s growth and/or development framework or strategy that describes where and how future urban development should occur in that district; and/or

(c) a structure plan has been prepared.

Policy 56: Integrating land use and transportation – consideration

When considering an application for a resource consent, notice of requirement, or a change, variation or review of a district plan, for subdivision, use or development, particular regard shall be given to the following matters, in making progress towards achieving the key outcomes of the Wellington Regional Land Transport Strategy:

(a) whether traffic generated by the proposed development can be accommodated within the existing transport network and the impacts on the efficiency, reliability or safety of the network;

(b) connectivity with, or provision of access to, public services or activities, key centres of employment activity or retail activity, open spaces or recreational areas;

(c) whether there is good access to the strategic public transport network;

(d) provision of safe and attractive environments for walking and cycling; and

(e) whether new, or upgrades to existing, transport network infrastructure have been appropriately recognised and provided for.
Policy 57: Co-ordinating land use with development and operation of infrastructure – consideration

When considering an application for a resource consent, notice of requirement, or a plan change, variation or review of a district plan for subdivision, use or development, particular regard shall be given to whether the proposed subdivision, use or development is located and sequenced to:

(a) make efficient and safe use of existing infrastructure capacity; and/or

(b) coordinate with the development and operation of new infrastructure.

The above objective and suite of policies highlight a number of matters which are relevant to the Waingawa Industrial Area, in terms of giving effect to them in the District Plan, and/or as a consideration in changing the District Plan. The “Waingawa Industrial Hub” is identified as a ‘Regional Focus Area’ in Objective 21 as a strategically important employment base for the Wairarapa. The accompanying policies direct an integrated approach to land use and transportation, and other regionally significant infrastructure, such as water supplies and wastewater networks and treatment facilities. The revised Waingawa Structure Plan adopts this approach, with long-term land use and transportation and servicing infrastructure planned. 
The revised Waingawa Structure Plan also identifies and protects the natural features and ecosystems located in this area, principally the Waingawa Wetland and associated waterbodies. Buffer areas are created around these sites and an open space network would be created protecting and enhancing the values of these natural areas and features. 
It is noted the Proposed Regional Policy Statement is currently subject to appeals. If changes to the above objective and policies are made to the Regional Policy Statement through the appeal process, or new provisions are added which relate to the Waingawa Industrial Area, the District Plan provisions may need to be reviewed in terms of giving effect to such changes. 
Current Provisions in the District Plan

The current District Plan provisions for the Waingawa Industrial Area were developed and adopted as part of the overall Combined District Plan. The Combined District Plan identified an expanded land area for the Waingawa industrial area, with a substantial area to the south of the existing industrial area rezoned from Rural to Industrial. This expanded land area was identified as the “Waingawa Future Development Area” in recognition that additional spatial and infrastructure planning was required before development proceeded in this area. 
The current Wairarapa Combined District Plan applies the following management framework to the Waingawa Industrial Area:

· Zoning: Industrial (and Rural Zone on western side on and around the Waingawa Wetlands)
· Overlays: Waingawa Structure Plan (Appendix 12) and Waingawa Future Development Area (to the southern end)

· Other District Plan Features in the area: Notable Trees – Hc001 Norman Avenue Oaks; Designations – Dc036 State Highway 2 and Dc020 Wairarapa Branch Railway Line; Fault Hazard Area – Masterton Fault on western edge of industrial area; Hood Aerodrome Obstacle Limitation Surfaces on northern and southern ends.
· Industrial Zone Permitted Activities: No permitted activities within Waingawa Industrial Area. 

· Industrial Zone Controlled Activities: Any activity within the Waingawa Industrial Area provided it is consistent with the Waingawa Structure Plan (Appendix 12) and has an approved Development Concept Plan (for the areas within the Waingawa Future Development Area).
· Industrial Zone Restricted Discretionary Activities: Any controlled activities which do not comply with the permitted activity performance standards; and any retail activity with a gross floor area from 800m2 up to 2,000m2. 

· Industrial Zone Discretionary Activities: Any activity listed in the Schedule of Primary Industry (Appendix 4), residential activities, any activity not consistent with the Waingawa Structure Plan and does not have an approved Development Concept Plan (for the areas with the Waingawa Future Development Area), and any retail activity with a gross floor area over 2,000m2. 

· Industrial Zone Non-complying Activities: Any activity not consistent with the Waingawa Structure Plan and not consistent with an approved Development Concept Plan. 

· District Wide Discretionary Activities: Any subdivision within the Waingawa Industrial Area that is consistent with the Waingawa Structure Plan (Appendix 12); a Development Concept Plan for a Future Development Area.
· District Wide Non-complying Activity: Any subdivision within the Waingawa Industrial Area that is not consistent with the Waingawa Structure Plan (Appendix 12).
The above management framework recognised that the enlarged Waingawa industrial area needed to provide for both the short and long term industrial land needs of the Wairarapa. The framework provided a process for parties with immediate development proposals to be assessed to ensure they did not compromise the long term development outcomes for this important development area. This framework was implemented through the use of the controlled activity status for all activities, the Waingawa Structure Plan and applying the ‘Future Development Area’ overlay to the rezoned land to provide for a Development Concept Plan approach to manage the long term development pattern in this area. 

The existing Waingawa Structure Plan in Appendix 12 of the Combined District Plan was prepared in response to landowner and community feedback during the Draft District Plan process. Specifically, there was a desire to manage development in the expanded industrial area to plan the new road network and relationship to the surrounding rural areas. Therefore, a relatively simple Structure Plan was prepared to manage these aspects of development in the Waingawa Industrial Area. 

However, at the time of the preparing the Combined District Plan, the long term servicing and infrastructure requirements for the Waingawa industrial area had not been planned to a high level of detail. Therefore, Carterton District Council commenced a review of the Structure Plan focusing on these long term servicing and infrastructure requirements, including the estimated costs of this infrastructure and a process for recovering the investment costs. As part of the review for servicing and infrastructure requirements, it was necessary to review and be more definitive about the internal roading layout and connections, as well as stormwater management. Therefore, an integrated approach was adopted in the review which evaluated the form and functioning of the industrial area. The review also aims to provide more certainty for parties planning to develop and establish industrial activities at Waingawa, by reducing the regulatory restrictions.
As discussed further below, the outcome of the review is a revised Waingawa Structure Plan which has altered the internal roading layout, infrastructure/servicing requirements and landscape requirements. Given these amendments, it is considered necessary to amend the District Plan to reflect these revisions. In addition, as the more detailed spatial and infrastructure planning has been undertaken, the current management framework in the District Plan can be updated, specifically, the Future Development Area overlay and associated rules can be removed to provide more certainty for land use and development in this area. Proposed Plan Change 1 has been prepared to incorporate the changes recommended in the Revised Waingawa Structure Plan Report.  
Revised Waingawa Structure Plan Report (adopted September 2009) 

The preparation of the Revised Waingawa Structure Plan Report was in response to the increasing matters raised during proceedings of hearing and determining submissions on the Proposed Wairarapa Combined District Plan and earlier consultation and planning work. 

In preparing this revised Structure Plan Report, Council undertook more detailed investigations into the servicing and infrastructure requirements and the overall form and layout of the expanded Waingawa Industrial Area. The revised Structure Plan Report was adopted by Council in September 2009. 

The revised Waingawa Structure Plan represents a refinement of the current Structure Plan, and is based on a few key elements:
· An internal fully connected and circulatory system of roads reflecting the grid pattern of the surrounding landscapes, reinforced through the use of a linear pattern of tree planting.

· Continuation of the use of perimeter buffer areas, supplemented by the enhancement of Norman Avenue as a central well planted boulevard/greenway, the creation of a wide greenway to contain the Waingawa Stream, and protected buffer areas around the perimeter of the Waingawa Wetlands. 

· The restriction of heavy traffic using Norman Avenue, south of the railway. 

· An additional road link to Norfolk Road, and an indication of the provisions for a future bypass link to the Masterton heavy Traffic Bypass via a second bridge crossing, although this has not been costs nor the optimal alignment determined. 

· An upgrade of the intersection of State Highway 2 with Norfolk Road/Cornwall Road in a form that has been discussed in Preliminary Feasibility Reports produced by NZTA. 
· More detailed calculations of infrastructure and servicing costs and how these could be apportioned in terms of cost recovery. 

The revised Structure Plan emphasises a more planned approach for managing future subdivision and development in the Waingawa Industrial Area. The revised Structure Plan seeks to utilise the existing tools Council uses for managing subdivision and development (e.g. District Plan, Engineering Standards, Asset Management Plans). This Proposed Plan Change is one of the first steps in amending these tools to reflect the principles and outcomes sought in the revised Structure Plan. The proposed rules, design guide and revised Structure Plan itself forming part of this Proposed Plan Change respond to the priority setting in implementing the revised Structure Plan, with further implementation of other tools as required by Council.
The revised Waingawa Structure Plan Report was an integral part in the preparation of Proposed Plan Change 1. The research and consultation associated with this report provided some of the basis for the provisions contained within this Proposed Change. Therefore, the revised Waingawa Structure Plan Report is considered part of this Section 32 evaluation. 

In addition, a range of other documents have influenced this Proposed Plan Change, and it is important that these documents be considered as part of this Section 32 document. 

Associated Documents/Research

The following documents were utilised in the preparation of Proposed Plan Change 1:

· Carterton District Council (2000): Operative Carterton District Plan
· Carterton District Council (2009): Long Term Council Community Plan (LTCCP)
· Masterton District Council, Carterton District Council, South Wairarapa District Council (2006): Proposed Wairarapa Combined District Plan
· Wellington Regional Council (1995): Operative Wellington Regional Policy Statement
· Wellington Regional Council (2009): Proposed Regional Policy Statement for the Wellington Region
· Ministry for the Environment website (www.mfe.govt.nz) 
· Quality Planning website (www.qp.org.nz)
Consultation 

A series of formal and informal consultation processes have been undertaken which have informed the preparation of this Proposed Plan Change. The first consultation on the expanded Waingawa industrial area was undertaken as part of the Draft Wairarapa Combined District Plan in late 2004. Following the release of this Draft Combined District Plan, a series of meetings were held with landowners within and adjacent to the expanded Waingawa industrial area. These meetings and other informal discussions informed the management framework adopted in the Wairarapa Combined District Plan, including the current Structure Plan. 

During the formal submission and hearing process for the Proposed Wairarapa Combined District Plan, which was notified in August 2006, further consultation was undertaken with affected and interested parties with the Waingawa industrial area. During this submission and hearing process, further issues were identified and responded to where possible within the parameters of the submissions and Plan provisions. 

In 2008, work commenced on reviewing the current Structure Plan and undertaking the more detailed infrastructure and servicing investigations. In early 2009, the “draft” revised Structure Plan and accompanying report was released for feedback from landowners in the area and other interested parties (e.g. Masterton District Council, Greater Wellington Regional Council, Transit NZ (now NZ Transport Agency) and ONTRACK (NZ Railways Corporation). Submissions were received from the above listed parties as well as two landowners. Feedback on the “draft” revised Structure Plan focused on the calculated infrastructure costs and financial contributions and transportation infrastructure. In formulating this Proposed Plan Change, further consultation will be undertaken with the above parties to assist in evaluating the Proposed Plan Change provisions. 

Once the Plan Change is notified, people will be able to further participate through submissions on the Proposed Plan Change, as part of the formal Resource Management Act notification and submission processes. 
Proposed Plan Change Provisions

As detailed in the actual plan change document, Proposed Plan Change 1 comprises the following amendments:  

· Introduce a specific policy framework for managing subdivision and development in the Waingawa Industrial Area
· Amend the regulatory and non-regulatory methods to manage the nature and form of subdivision and development in the Waingawa Industrial Area
· Replace the current Waingawa Structure Plan with the revised Waingawa Structure Plan
· Introduce specific standards and rules for subdivision and development within the Waingawa Industrial Area

· Introduce the Waingawa Industrial Area Design Guide

· Remove the ‘Waingawa Future Development Area’ overlay and associated rules
Statutory Requirements under the Resource Management Act

Section 32 requires:

Consideration of alternatives, benefits and costs

(1) 
In achieving the purpose of this Act, before a proposed plan, proposed policy statement, change, or variation is publicly notified, a national policy statement or New Zealand coastal policy statement is notified under section 48, or a regulation is made, an evaluation must be carried out by—

(a) 
The Minister, for a national policy statement or a national environmental standard; or

(b) 
The Minister of Conservation, for the New Zealand coastal policy statement; or

(c) 
The local authority, for a policy statement or a plan (except for plan changes that have been requested and the request accepted under clause 25(2)(b) of Schedule 1); or

(d) 
The person who made the request, for plan changes that have been requested and the request accepted under clause 25(2)(b) of the Schedule 1.

(2) 
A further evaluation must also be made by—

(a) 
A local authority before making a decision under clause 10 or clause 29(4) of the Schedule 1; and

(b) 
The relevant Minister before issuing a national policy statement or New Zealand coastal policy statement.

(3) 
An evaluation must examine—

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

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

(3A) 
n/a [relates to national environmental standards]
(4)
For the purposes of the examinations referred to in subsections (3) and (3A) an evaluation must take into account—

(a)
The benefits and costs of policies, rules, or other methods; and

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

(5) 
The person required to carry out an evaluation under subsection (1) must prepare a report summarising the evaluation and giving reasons for that evaluation.

(6) 
The report must be available for public inspection at the same time as the document to which the report relates is publicly notified or the regulation is made.

In summary, a Section 32 evaluation is effectively a two tiered approach and must examine:

· The extent to which each objective is the most appropriate way to achieve the purpose of the Act (i.e. sustainable management); and

· Whether the policies, rules and other methods are the most appropriate for achieving the objective(s).

In doing so, the evaluation is required to “have regard to” efficiency and effectiveness and under Section 32(4) “must take into account” the benefits and costs of policies, rules or other methods and the risk of acting or not acting if there is uncertainty or insufficient information about the subject matter of the policies, rules or other methods.

Evaluation 

Assessment 1 - Appropriateness of the Objectives

As detailed above, Section 32 (3) (a) requires an evaluation as to the extent to which the objectives are the most appropriate way to achieve the purpose of the RMA, being to promote the sustainable management of natural and physical resources.
For the Industrial Zone, it is proposed to retain the existing objectives in the District Plan as detailed below:
7. INDUSTRIAL ZONE

7.3.1 Objective Ind1 – Provision for Industrial Activities

To provide for a wide range of activities within the Industrial Zone that can function efficiently within acceptable levels of environmental quality and amenity.

7.3.4 Objective Ind2 – Effects on Road Network and Infrastructure

To maintain the safe and efficient functioning of the roading network from the adverse effects of industrial activities within the Zone, and to ensure industrial land can be adequately and economically serviced by public infrastructure.

In addition, some district wide issues are relevant to this Proposed Plan Change, with some existing objectives in the District Plan proposed to be retained as follows:

17. TRANSPORTATION

17.3.1 Objective TT1 – Managing the Road Network

To maintain the safe and efficient operation and development of the road network from the adverse effects of land use while maintaining the network’s ability to service the current and future needs of the Wairarapa.

17.3.4 Objective TT2 – Managing the Rail Corridor

To ensure development and activities in and around the rail corridor, as well as the operation of the railway itself, are managed to be mutually compatible.

18. SUBDIVISION, LAND DEVELOPMENT & URBAN GROWTH

18.3.1 Objective SLD1 – Effects of Subdivision & Land Development

To ensure subdivision and land development maintains and enhances the character, amenity, natural and visual qualities of the Wairarapa, and protects the efficient and effective operation of land uses and physical resources.

18.3.4 Objective SLD2 – Effects of Servicing Requirements

To ensure that subdivision and land development is appropriately serviced to provide for the likely or anticipated use of the land.

18.3.7 Objective SLD3 – Sustainable Infrastructure Development

To maintain sustainable and efficient public infrastructure that meets the additional demand generated by development and subdivision, while avoiding, remedying or mitigating adverse effects on the environment.

18.3.10 Objective SLD4 – Managing Urban Growth

To provide for urban expansion adjoining existing urban areas where such growth does not adversely affect the safe and efficient use and development of land, roads and infrastructure.

18.3.13 Objective SLD5 – Reserves and Open Space

To sustainably manage and develop the reserve and open space network to cater for current and future community needs and to protect and enhance significant environmental assets.

As the Proposed Plan Change does not involve any change or amendment to the existing District Plan objectives, no evaluation has been made in this regard. Notwithstanding the above, the objectives are generally considered still appropriate for the Waingawa Industrial Area. 
However, given the number and nature of significant resource management issues that relate specifically to the Waingawa Industrial Area, an overall objective is appropriate to provide direction for achieving the purpose of the Act. It is proposed to add the following objective to the Industrial Zone as part of this plan change:

Objective Ind4 – Waingawa Industrial Area

To provide for the efficient use and development of the Waingawa Industrial Area in a manner that recognises the area’s environmental qualities and its context within the rural environment and in a high profile location, as well as the potential infrastructural and access requirements of industry in this location. 

The expanded industrial area at Waingawa provides for the short and long term industrial land requirements for the Wairarapa. This zoning has created a substantial industrial “land bank” which is available for development in response to market demands. The expanded industrial area would provide greater opportunities for industrial development and use, which would therefore contribute towards the ability of the community to provide for their economic and social wellbeing, such as through job creation and an increase in economic activity. The way in which this industrial development is undertaken can also contribute to the area’s environmental wellbeing, with the protection of natural features and management of the physical resources in the area, particularly the transportation and servicing infrastructure. 
The above objective recognises the site specific outcomes for the Waingawa Industrial Area should be achieved to promote the sustainable management of the area. This objective recognises the need to provide for the efficient use and development of the industrial area, while recognising its particular environmental qualities and features that should be maintained as development occurs. 

Given the above, specific objective for the Waingawa Industrial Area is considered appropriate given the size, nature and importance of this area to the prosperity and wellbeing of the Wairarapa. 
Alternative Objectives
Alternative objectives were considered for the Waingawa Industrial Area, including the status of having no specific objective for this area. However, these alternatives are not considered the most appropriate way to promote the sustainable management of the Waingawa Industrial Area, as they do not adequately recognise the important attributes. Fragmented or ad-hoc development is likely to result in poor quality outcomes, in terms of the provision of both short and long term provision of infrastructure. In addition, the land resource can be inefficiently used where the layout or planning of individual developments do not allow for staged developments that adequately connect between different parts of the area. In addition, if the specific qualities or features of an area are not adequately recognised, a poor quality environment can result.  
It is important to maintain the amenity values and environmental qualities of the area as these will contribute to the character and identity of the location, and assist in managing the adverse effects, such as open space being used as stormwater attenuation areas. Therefore, having no objective recognising these attributes for the Waingawa Industrial Area is not considered to be the most appropriate way in achieving the purpose of the Act. 

Assessment 2 - Appropriateness of policies, rules and other methods for achieving the Industrial Zone and District Wide objectives
The evaluation is required to “have regard to” efficiency and effectiveness and under Section 32(4) “must take into account” the benefits and costs of policies, rules or other methods and the risk of acting or not acting if there is uncertainty or insufficient information about the subject matter of the policies, rules or other methods. The structure of the evaluation in this section relates to each objective outlined above. 

7. INDUSTRIAL ZONE

7.3.1 Objective Ind1 – Provision for Industrial Activities

To provide for a wide range of activities within the Industrial Zone that can function efficiently within acceptable levels of environmental quality and amenity.

7.3.4 Objective Ind2 – Effects on Road Network and Infrastructure

To maintain the safe and efficient functioning of the roading network from the adverse effects of industrial activities within the Zone, and to ensure industrial land can be adequately and economically serviced by public infrastructure.

In addressing these objectives, the primary focus is to determine the most appropriate way(s) to achieve the objectives. In terms of Objective Ind1, the Proposed Plan Change does not amend any of the policies, rules or other methods in relation to the activity status of activities per se. However, some minimum standards are proposed to be refined in this Proposed Plan Change, which are addressed further below in relation to the new objective that specifically applies to the Waingawa Industrial Area. 
In terms of the most appropriate way(s) to achieve Objective Ind2, different options have been considered and evaluated in relation to the Waingawa Industrial Area. The following is a list of options for the ways the objective could be achieved. Each option is assessed in the table below.

1. Retain the existing transportation and infrastructure standards and current Waingawa Structure Plan. 
This option is the status quo, with the existing minimum transportation standards (Appendix 5) and infrastructure standards (primarily NZS4404:2004) and current Structure Plan (Appendix 12). 
2. Amend some of the transportation and infrastructure standards and revise the Waingawa Structure Plan. 
Similar to option 1 above, except some minimum standards are specifically refined to apply to the issues and circumstances at Waingawa. The Waingawa Structure Plan is also refined to provide a better spatial layout and pattern of development. 

3. Remove all transportation and infrastructure standards and have no Waingawa Structure Plan. 
This third option would provide flexibility for the market to determine the provision of transportation and servicing infrastructure. The location and nature of infrastructure would be assessed on a case by case basis for each development proposal. 
Analysis
	Options
	Effectiveness & Efficiency
	Benefits
	Costs

	Retain the existing transportation and infrastructure standards and current Waingawa Structure Plan.
	The existing transportation and infrastructure standards provide an effective and efficient approach to ensure the safe and efficient functioning of the road network and that land is adequately serviced. However, the current Structure Plan does not provide the most effective or efficient arrangement for servicing or access the whole Waingawa Industrial Area. The current capacity in the servicing and transportation infrastructure can only service part of the Waingawa Industrial Area, and the current Plan provisions do not fully provide for the long term requirements of the whole industrial area. 
	· Provides a continuation of the existing District Plan provisions which have a level of familiarity for Plan users. 

· Ensures a base level of servicing and transportation infrastructure is provided to meet the short term requirements for the industrial area.
· A high level of certainty in terms of the minimum standards and Structure Plan requirements to be complied with.
	· Costs associated with complying with the minimum standards, in terms of installing and constructing the servicing and transportation infrastructure. 

· The long term servicing and transportation requirements for the Waingawa Industrial Area may be compromised due to the lack of provision or capacity in initial developments. May require future upgrading which imposes costs on community or landowners in the future.
· Current Structure Plan may not result in the most efficient utilisation of the land resource, with no circular layout for servicing or transportation infrastructure. 

	Amend some of the transportation and infrastructure standards and revise the Waingawa Structure Plan.
	Amending some of the transportation and infrastructure standards would provide an effective and efficient approach to ensure the safe and efficient functioning of the road network and that land is adequately serviced. In addition, the revised Structure Plan provides a more effective and efficient arrangement for servicing or access the whole Waingawa Industrial Area. The revised Structure Plan and amended standards would ensure the installed and constructed infrastructure meet the short and long term requirements for the whole Waingawa Industrial Area.
	· Similar to the above, except the revised Structure Plan and amended standards provide for the short and long term servicing and transportation infrastructure for the whole Waingawa Industrial Area. 

	· Similar to the above, except the costs of the long term servicing and transportation infrastructure are provided upfront when development occurs. 

· The revised Structure Plan provides a more efficient utilisation of the land resource, as well as a better layout for maintaining the servicing and transportation infrastructure. 


	Remove all transportation and infrastructure standards and have no Waingawa Structure Plan.
	Applying no specific provisions for servicing or transportation infrastructure would not be effective in achieving the objective of a safe and efficiently functioning road network, or adequately serviced industrial area. Having no Structure Plan would not be effective in providing for an efficiently coordinated and structured layout for the Waingawa Industrial Area which meets the short and long term servicing and transportation requirements. 
	· Greater flexibility in providing for the servicing and transportation infrastructure for the Waingawa Industrial Area. 

· No compliance costs. 


	· Potential for poor quality servicing and transportation infrastructure which does not meet the short or long term requirements for the industrial area. 

· Significant future costs on the community and landowners for upgrading the servicing and transportation infrastructure to meet the short and long term needs of industrial activities. 



The above analysis identifies that the existing servicing and transportation standards and current Structure Plan do not provide the most effective or efficient approach for achieving the objective of a safe and efficient road network and adequate servicing infrastructure to meet the long term requirements. No minimum standards and no Structure Plan would be highly ineffective and inefficient in meeting the short and long term infrastructure requirements. Therefore, the most efficient and effective approach is amending the minimum servicing and infrastructure standards and revising the Waingawa Structure Plan to provide a more circular and interconnected layout, as this achieves the short and long term infrastructure requirements for the whole industrial area. 
17. TRANSPORTATION

17.3.1 Objective TT1 – Managing the Road Network

To maintain the safe and efficient operation and development of the road network from the adverse effects of land use while maintaining the network’s ability to service the current and future needs of the Wairarapa.

17.3.4 Objective TT2 – Managing the Rail Corridor

To ensure development and activities in and around the rail corridor, as well as the operation of the railway itself, are managed to be mutually compatible.

In addressing these objectives, the primary focus is to determine the most appropriate way(s) to achieve the objectives. In terms of Objectives TT1 and TT2, the Proposed Plan Change does not amend any of the policies. The following is a list of options for different methods which would implement the policies and set out the ways the objectives could be achieved. Each option is assessed in the table below:
1. Retain the existing transportation standards and current Waingawa Structure Plan. 
This option is the status quo, with the existing minimum transportation standards (Appendix 5 and NZS4404:2004) and current Structure Plan (Appendix 12). 
2. Amend some of the transportation standards and revise the Waingawa Structure Plan. 

Similar to option 1 above, except some minimum standards are specifically refined to apply to the issues and circumstances at Waingawa. The Waingawa Structure Plan is also refined to provide a better transportation and movement framework. 

3. Remove all transportation standards and have no Waingawa Structure Plan. 
This third option would provide flexibility for the market to determine the provision of transportation infrastructure. The location and nature of transportation infrastructure would be assessed on a case by case basis for each development proposal. 

Analysis
	Options
	Effectiveness & Efficiency
	Benefits
	Costs

	Retain the existing transportation standards and current Waingawa Structure Plan
	The existing transportation standards provide an effective and efficient approach to ensure the safe and efficient functioning of the road network. In addition, the existing standards ensure that activities and development are compatible with the railway corridor. However, the current Structure Plan does not provide the most effective or efficient arrangement for movement (vehicular and non-vehicular) to meet the future needs of the whole Waingawa Industrial Area. The current capacity in the transportation infrastructure can only service part of the Waingawa Industrial Area, and the current Plan provisions do not fully provide for the long term requirements of the whole industrial area. 
	· Provides a continuation of the existing District Plan provisions which have a level of familiarity for Plan users. 

· Ensures a base level of transportation infrastructure is provided to meet the short term requirements for the industrial area.

· A high level of certainty in terms of the minimum standards and Structure Plan requirements to be complied with.
	· Costs associated with complying with the minimum standards, in terms of constructing the transportation infrastructure. 

· The long term transportation requirements for the Waingawa Industrial Area may be compromised due to the lack of provision or capacity in initial developments. May require future upgrading which imposes costs on community or landowners in the future.

· Current Structure Plan may not result in the most efficient utilisation of the land resource, with no circular layout for transportation infrastructure. 

	Amend some of the transportation standards and revise the Waingawa Structure Plan
	Amending some of the transportation standards would provide an effective and efficient approach to ensure the safe and efficient functioning of the road and rail network. In addition, the revised Structure Plan provides a more effective and efficient arrangement for accessing the whole Waingawa Industrial Area. The revised Structure Plan and amended standards would ensure the constructed transportation infrastructure meet the short and long term requirements for the whole Waingawa Industrial Area.
	· Similar to the above, except the revised Structure Plan and amended standards provide for the short and long term transportation infrastructure for the whole Waingawa Industrial Area. 
	· Similar to the above, except the costs of the long term transportation infrastructure are provided upfront when development occurs. 

· The revised Structure Plan provides a more efficient utilisation of the land resource, as well as a better layout for maintaining the transportation infrastructure. 


	Remove all transportation standards and have no Waingawa Structure Plan
	Applying no specific provisions for transportation infrastructure would not be effective in achieving the objective of a safe and efficiently functioning road or rail network. Having no Structure Plan would not be effective in providing for an efficiently coordinated and structured layout for the Waingawa Industrial Area which meets the short and long term transportation requirements. 
	· Greater flexibility in providing for the transportation infrastructure for the Waingawa Industrial Area. 

· No compliance costs. 


	· Potential for poor quality transportation infrastructure which does not meet the short or long term requirements for the industrial area. 

· Significant future costs on the community and landowners for upgrading the transportation infrastructure to meet the short and long term needs of industrial activities. 




The above analysis identifies that the existing transportation standards and current Structure Plan do not provide the most effective or efficient approach for achieving the objective of a safe and efficient road network and ensuring that activities and development are compatible with the rail network. No minimum standards and no Structure Plan would be highly ineffective and inefficient in meeting the short and long term infrastructure requirements. Therefore, the most efficient and effective approach is amending the minimum infrastructure standards and revising the Waingawa Structure Plan to provide a more circular layout, as this achieves the short and long term infrastructure requirements for the whole industrial area. 
18. SUBDIVISION, LAND DEVELOPMENT & URBAN GROWTH

18.3.1 Objective SLD1 – Effects of Subdivision & Land Development

To ensure subdivision and land development maintains and enhances the character, amenity, natural and visual qualities of the Wairarapa, and protects the efficient and effective operation of land uses and physical resources.

In addressing these objectives, the primary focus is to determine the most appropriate way(s) to achieve the objective. For Objective SLD1 relating to the effects of subdivision and land development, the Proposed Plan Change does not amend any of the policies. The following is a list of options for different methods which would implement the policies and set out the ways the objective could be achieved. Each option is assessed in the table below.

1. Retain the existing subdivision and development standards for the Industrial Zone, including those that specifically apply to the Waingawa Industrial Area. 
This option is the status quo, with no minimum lot standards for subdivision in the Industrial Zone, but the standard development standards would continue to apply. Also, subdivision would be assessed a Discretionary Activity if it is consistent with the Waingawa Structure Plan. 
2. Retain the existing subdivision and development standards for the Industrial Zone, and amend the subdivision and development provisions that specifically apply to the Waingawa Industrial Area. 
Similar to option 1 above, except subdivision would be assessed as a Controlled Activity if it is consistent with the revised Waingawa Structure Plan. 
3. Remove all subdivision and development standards for the Industrial Zone, including those that specifically apply to the Waingawa Industrial Area. 
This third option would provide flexibility for the market to determine the nature and form of subdivision and development at Waingawa. 
Analysis
	Options
	Effectiveness & Efficiency
	Benefits
	Costs

	Retain the existing subdivision and development standards for the Industrial Zone, including those that specifically apply to the Waingawa Industrial Area
	The existing subdivision and development standards provide an effective and efficient approach to ensure the character, amenity, natural and visual qualities are maintained and enhanced for the Waingawa Industrial Area. The development standards ensure the lots and associated development provide for a range of land uses on the developed land. 

The current activity status of a discretionary activity provides an effective mechanism for assessing each subdivision on a case by case basis to determine its appropriateness in terms of its effects on the environment. However, it is not the most efficient process as it requires an overly detailed assessment for what is a relatively confined set of issues. In addition, the potential for full or limited notification may not be the most efficient process for assessing these types of applications.  
	· Provides a continuation of the existing District Plan provisions which have a level of familiarity for Plan users. 

· Ensures all relevant matters are considered through the consent process and ensures all adverse effects are avoided, remedied or mitigated. 

· Provides some flexibility and opportunities for subdivision and developments to be specifically designed in response to site specific issues or market requirements. 

· Some level of certainty in terms of the minimum standards and Structure Plan requirements to be complied with.
	· Costs associated with complying with the minimum development standards, in terms of access and servicing requirements. 

· Uncertainty with the consent process, including notification and matters for assessment. 

· Some uncertainty whether the subdivision and development would meet the long term outcomes envisaged for the Waingawa Industrial Area.

· Some adverse effects may not be avoided, remedied or mitigated given uncertain or incomplete information at the time of assessment. 
· Current Structure Plan may not result in the most efficient utilisation of the land resource. 

	Retain the existing subdivision and development standards for the Industrial Zone, and amend the subdivision and development provisions that specifically apply to the Waingawa Industrial Area.
	The existing subdivision and development standards provide an effective and efficient approach to ensure the character, amenity, natural and visual qualities are maintained and enhanced for the Waingawa Industrial Area. The development standards ensure the lots and associated development provide for a range of land uses on the developed land. 

A Controlled Activity activity status in combination with the revised Waingawa Structure Plan would be effective mechanisms for assessing each subdivision on a case by case basis. The outcomes envisaged for the Waingawa Industrial Area have been outlined in the revised Structure Plan, and a Controlled Activity consent application would be appropriate to assessing compliance with the Structure Plan requirements. The Controlled Activity/non-notified consent process is also more efficient compared to a Discretionary Activity/full-limited notified consent process. 
	· Similar to the above, except there would be a high level of certainty with the revised Structure Plan and Controlled Activity activity status. 
	· Similar to the above, except the uncertainty about achieving the long term outcomes for the Waingawa Industrial Area would be reduced. 
· Lower consenting costs associated with the Controlled Activity/non-notified consent process. 


	Remove all subdivision and development standards for the Industrial Zone, including those that specifically apply to the Waingawa Industrial Area.
	Applying no subdivision and development standards would not be effective in achieving the objective of maintaining and enhancing the character, amenity, natural and visual qualities of the Waingawa Industrial Area. Having no Structure Plan or specific provisions for Waingawa would not be effective in protecting the efficient and effective operation of land uses and physical resources at Waingawa, as it could result in fragmented and poorly formed subdivisions and development. 
	· Greater flexibility in providing for subdivision and development in the Waingawa Industrial Area. 

· No compliance costs. 


	· Potential for poor quality urban from and development patterns, resulting in the efficient use and development of the land resource and infrastructure at Waingawa. 

· Does not meet the short or long term outcomes envisaged for the industrial area, being the main industrial hub for the Wairarapa with a range of industrial activities.  

· Significant future costs on the community and landowners with potentially more land required for industrial development due to the poor use of the currently zoned land, and costs of extending and upgrading the infrastructure to meet the short and long term needs of industrial activities. 




The above analysis identifies that the existing subdivision and development standards and current Structure Plan do not provide the most effective or efficient approach for achieving the objective of maintaining and enhancing the character, amenity, natural and visual qualities of the Wairarapa. No minimum standards and no Structure Plan would be highly ineffective and inefficient in meeting the short and long term outcomes for Waingawa and the objective. Therefore, the most efficient and effective approach is retaining the existing subdivision and development standards and amending the provisions that specifically relate to Waingawa, including the Waingawa Structure Plan. 
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18.3.4 Objective SLD2 – Effects of Servicing Requirements

To ensure that subdivision and land development is appropriately serviced to provide for the likely or anticipated use of the land.

Ensuring subdivisions and land developments are appropriately serviced provides for the efficient use of the land resource and assists in avoiding and mitigating environmental effects associated with subdivision and land development. Objective SLD2 recognises the increased demand placed on infrastructure from subdivision and land developments, and seeks to ensure the effects of servicing subdivisions and land developments are appropriately managed. The options for achieving this objective are: 

1. Retain the existing servicing standards for subdivision and land development, with no specific requirements applying to the Waingawa Industrial Area. 
This option is the status quo, with the servicing standards based on meeting the requirements NZS4404:2004. No specific or different standards would apply to the Waingawa Industrial Area. 

2. Retain the existing servicing standards for subdivision and land development, and add new specific servicing requirements to the Waingawa Industrial Area. 

Similar to option 1 above, except new standards would be added which specifically apply to the Waingawa Industrial Area which are based on the long term servicing requirements outlined in the revised Waingawa Structure Plan. Included in the new standards would be the requirement for onsite wastewater storage and septic tank effluent pumping.  
3. Remove all servicing standards for subdivision and land development. 
This third option would provide flexibility for the market to determine the appropriate level and type of servicing for subdivision and land development at Waingawa. 

Analysis
	Options
	Effectiveness & Efficiency
	Benefits
	Costs

	Retain the existing servicing standards for subdivision and land development, with no specific requirements applying to the Waingawa Industrial Area
	The existing servicing standards provide an effective and efficient approach to ensure subdivisions and land developments provide an appropriate level of servicing to meet the short term needs of the future industrial use of the land. However, the existing standards may not effectively provide for the long term servicing requirements for the Waingawa Industrial Area, as sufficient additional future capacity may not be provided. The potential for installing under-capacity servicing infrastructure may result in the inefficient development of the Waingawa Industrial Area. 
	· Provides a continuation of the existing District Plan provisions which have a level of familiarity for Plan users. 

· Ensures a base level of servicing infrastructure is installed at the time of subdivision. 
· High level of certainty in terms of the minimum servicing standards as they are based on a NZ Standard (NZS4404). 
	· Costs associated with complying with the minimum servicing standards, in terms of installing the servicing infrastructure. 

· Limited flexibility in using alternative means of servicing, such as supplementary water supplies. 

· Potential for the installed servicing infrastructure not to meet the long term needs of the Waingawa Industrial Area, with potential costs on the community and landowners associated with replacing/upgrading the installed infrastructure.  

	Retain the existing servicing standards for subdivision and land development, and add new specific servicing requirements to the Waingawa Industrial Area
	The existing servicing standards provide an effective and efficient approach to ensure subdivisions and land developments provide an appropriate level of servicing to meet the short term needs of the future industrial use of the land.

To meet the long term servicing requirements for the Waingawa Industrial Area, providing for additional capacity in the installed servicing infrastructure is the most efficient approach. The revised Waingawa Structure Plan outlines the long term servicing requirements for Waingawa, and introducing new standards to require subdivisions and land development to meet these requirements would be effective in achieving Objective SLD2.  
	· Similar to the above, except the installed servicing structure would minimise the need for future upgrading and provide for the long term servicing requirements.  
· The benefits of on-site wastewater storage and STEP (septic tank effluent pumping) facilities primarily relate to cost saving in that onsite storage is more cost effective for the type and sequence of development, and accurately reflects the nature of development within Waingawa. The pipes would be laid at the subdivision stage and the tank installed at the land use stage with the tank size dependent on the proposed land use and related storage requirements.
	· Similar to the above, except the potential for future upgrading would be reduced. 

· Additional costs associated with installing servicing infrastructure that has capacity to meet future demand. 


	Remove all servicing standards for subdivision and land development
	Applying no servicing standards would not be effective in achieving the objective of ensuring that subdivisions and land developments are appropriately serviced. This approach could result in the ad-hoc installation of servicing infrastructure, while could potentially require significant upgrades in the future to meet land use needs. 
	· Greater flexibility in providing for the nature and type of servicing infrastructure in the Waingawa Industrial Area. 

· No compliance costs. 


	· Potential for poor servicing infrastructure which does not meet the short or long term needs of land use activities. 

· Potential for significant future costs on the community and landowners with upgrading the infrastructure to meet the short and long term needs of land use activities. 




The above analysis identifies that the existing servicing standards may not provide the most effective or efficient approach for achieving the objective ensuring land is appropriately servicing to meet the long term needs at Waingawa. No minimum standards would be highly ineffective and inefficient in meeting the short and long term outcomes for Waingawa and the objective. Therefore, the most efficient and effective approach is retaining the existing base servicing standards and adding specific requirements that ensure future capacity is installed in the servicing infrastructure to meet the long term requirements at Waingawa. 
18. SUBDIVISION, LAND DEVELOPMENT & URBAN GROWTH

18.3.7 Objective SLD3 – Sustainable Infrastructure Development

To maintain sustainable and efficient public infrastructure that meets the additional demand generated by development and subdivision, while avoiding, remedying or mitigating adverse effects on the environment.

Subdivision and land development and the subsequent land use activities place additional demand on the existing public infrastructure. Objective SLD3 recognises that to maintain sustainable and efficient public infrastructure, the demand generated by subdivision and development needs to be managed. The District Plan currently uses contributions as a tool for managing this additional demand, which either requires direct contributions in the form of works or services, or monetary contributions towards future upgrading works required in response to the cumulative demand from a number of subdivisions and developments. The options for achieving this objective are:

1. Retain the existing financial contribution provisions, with no specific contributions for the Waingawa Industrial Area. 
This option is the status quo, with the contributions set out in Section 23 of the District Plan retained. The cost share contributions for additional future capacity would continue to be applied on a case-by-case basis. 

2. Retain the existing financial contribution provisions, and add new specific contributions for the Waingawa Industrial Area. 
Similar to option 1 above, except new contributions would be added which specifically apply to the Waingawa Industrial Area. These contributions would be based on the long term servicing requirements outlined in the revised Waingawa Structure Plan and would be annually adjusted by the CPI (Consumer Price Index) to cover the increasing costs over time (i.e. inflation). 
3. Remove all financial contributions for subdivision and land development towards upgrading for future demand/capacity. 
This third option would mean subdivisions and land developments would only be required to install and construct infrastructure to meet the needs of the subdivision itself, and not contribute towards the overall servicing and transportation infrastructure. 
Analysis
	Options
	Effectiveness & Efficiency
	Benefits
	Costs

	Retain the existing financial contribution provisions, with no specific contributions for the Waingawa Industrial Area
	The existing financial contributions provide an effective and efficient approach to maintaining sustainable and efficient public infrastructure for the majority of the areas serviced. However, in areas with limited capacity, and where significant new or upgraded infrastructure is required, cost share contributions are required. These cost share contributions are calculated on a case-by-case basis for each subdivision, and there is potential for the future demand and capacity to be under or over estimated. These calculations are effective where the rate of development is low and sporadic, and there is likely to be a long time period for when upgrading is required. However, for the Waingawa Industrial Area, there is likely to be sustained development occurring and significant new servicing infrastructure required. Therefore, having no specific contributions for Waingawa is not considered the most effective method for maintaining sustainable and efficient public infrastructure that meets the additional demand generated by subdivision and development.  
	· Provides a continuation of the existing District Plan provisions which have a level of familiarity for Plan users. 

· Ensures subdividers and developers pay a fair and equitable contribution towards the provision of infrastructure where subdivisions and development create additional demand for infrastructure. 

· A level of certainty about the direct contribution costs in terms of physical works and district-wide contributions.  
	· Costs on subdividers and developers for paying financial contributions towards infrastructure. 

· Lower costs on the community for upgrading the infrastructure in the future. 

· Some uncertainty with the cost share contributions, as they are calculated on a case-by-case basis. 

	Retain the existing financial contribution provisions, and add new specific contributions for the Waingawa Industrial Area
	Similar to Option 1 above, except the new specific contributions for the Waingawa Industrial Area would be more effective in ensuring subdividers and developers paid fair and equitable contributions towards the anticipated future infrastructure requirements. The more detailed planned undertaken in revising the Waingawa Structure Plan has estimated infrastructure costs to provide a robust and transparent cost basis for applying specific contributions. These new contributions are considered to be the most effective method for maintaining sustainable and efficient public infrastructure that meets the additional demand generated by subdivision and development in Waingawa.  
	· Similar to the above, except there is greater certainty with the contributions payable towards the additional future capacity. To meet the long term infrastructure requirements in Waingawa.  
	· Similar to the above, except the level of uncertainty about cost share contributions would be lower. 


	Remove all financial contributions for subdivision and land development towards upgrading for future demand/capacity
	Requiring no financial contributions for subdivision and land development would not be effective in achieving the objective of maintaining sustainable and efficient public infrastructure. This approach could result in the ad-hoc installation of servicing and transport infrastructure, while could potentially require significant upgrades in the future to meet land use needs. 
	· Significantly lowers development costs on subdividers and developers.  


	· Significant future costs on the community and landowners with upgrading the infrastructure to meet the short and long term needs of land use activities. 

· Ad-hoc installation of infrastructure, with future upgrading potential causing inconvenience and disturbance to activities reliant on the infrastructure. 


The above analysis identifies that the existing financial contributions are generally the most effective and efficient approach for achieving the objective of maintaining a sustainable and efficient public infrastructure. However, for the Waingawa Industrial Area, the uncertainty with calculating the cost share contributions is not considered the most effective method, due the rate and nature of development, and the significant future infrastructure requirements. Therefore, applying specific contributions to the Waingawa Industrial Area is considered the most effective for achieving Objective SLD3. Requiring no financial contributions for subdivisions and land developments would be highly ineffective and inefficient in meeting the short and long term infrastructure requirements for Waingawa. 
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18.3.10 Objective SLD4 – Managing Urban Growth

To provide for urban expansion adjoining existing urban areas where such growth does not adversely affect the safe and efficient use and development of land, roads and infrastructure.

The expanded Waingawa Industrial Area was identified when the Proposed Wairarapa Combined District Plan was notified, and has been adopted in the decisions on submissions. This expanded industrial area is consistent with the above objective, in that is expands an existing urban area in an appropriate location. 
The current District Plan provisions for achieving this objective for the expanded Waingawa Industrial Area are based on a combination of a Structure Plan and Future Development Area overlay. These two techniques have been applied to ensure subdivision and development in the expanded industrial area do not adversely affect the safe and efficient use and development of land, roads and infrastructure. Given the recent investigations and revised Waingawa Structure Plan report, it is appropriate to review these two techniques to determine whether they are still the most appropriate methods for achieving the objective. These options evaluated are detailed below:

1. Retain the existing Waingawa Structure Plan, Future Development Area overlay and associated rules. 
This option is the status quo, with the existing Structure Plan in Appendix 12 retained, the Future Development Area overlay retained over part of the Industrial Zone, and retain the rules which require subdivision which is consistent with the Structure Plan as a Discretionary Activity, and inconsistent with the Structure Plan as a Non-Complying Activity. 
2. Replace the existing Structure Plan with the revised Structure Plan, remove the Future Development Area overlay and amend associated rules. 
Replace the existing Structure Plan with the revised Structure Plan, remove the Future Development Area overlay, and amend the rules to provide for subdivision which is consistent with the Structure Plan as a Controlled Activity, and inconsistent with the Structure Plan as a Discretionary Activity. 

3. Remove Waingawa Structure Plan, remove the Future Development Area overlay, and delete the associated rules. 
This third option would apply no specific provisions for managing subdivision and development in Waingawa in terms of the urban form, pattern and infrastructure. 
Analysis
	Options
	Effectiveness & Efficiency
	Benefits
	Costs

	1.
Retain the existing Waingawa Structure Plan, Future Development Area overlay and associated rules
	The existing Waingawa Structure Plan does not provide the most effective or efficient arrangement for servicing or access for the whole Waingawa Industrial Area. In addition, the Future Development Area overlay in combination with the Structure Plan creates some duplication of process, therefore, it is not the most effective approach in this situation. 
	· Provides a continuation of the existing District Plan provisions which have a level of familiarity for Plan users. 

· Ensures a simple urban pattern is created in terms of addressing the minimum servicing and transportation infrastructure, as well as the landscape and natural features. 
· A high level of certainty in terms of the Structure Plan. However, there is some uncertainty associated with the Future Development Area overlay and the associated Development Concept Plan approval process, given the presence of the Structure Plan. 
	· Costs associated with complying with the existing Structure Plan requirements. 
· The long term servicing and transportation requirements for the Waingawa Industrial Area may be compromised due to the lack of provision or capacity in initial developments. May require future upgrading which imposes costs on community or landowners in the future.

· Current Structure Plan may not result in the most efficient utilisation of the land resource, with no circular layout for servicing or transportation infrastructure, or fully address the landscape and natural features in the area.
· Additional costs associated with the Development Concept Plan approval process for the portion of Waingawa with the Future Development Area overlay.  

	2.
Replace the existing Structure Plan with the revised Structure Plan, remove the Future Development Area overlay and amend associated rules
	The revised Structure Plan provides a more effective and efficient arrangement in terms of a safe and efficient land use pattern, as well as for the servicing or access requirements for the whole Waingawa Industrial Area. Removing the Future Development Area overlay would also remove some potential duplication in process, which would result in a more efficient application and administration process. In addition, amending the activity status from Discretionary/Non-complying to Controlled/Discretionary for consistency/inconsistency with the revised Structure Plan would be a more efficient and effective process, as it would provide greater certainty for all parties. 
	· Similar to the above, except the revised Structure Plan and amended activity status provide for the short and long term servicing and transportation infrastructure for the whole Waingawa Industrial Area, and provide greater certainty in terms of implementation requirements. 
	· Similar to the above, except the additional costs associated with the Development Concept Plan approval process are removed. 

· The revised Structure Plan provides a more efficient utilisation of the land resource, as well as a better layout for maintaining the servicing and transportation infrastructure. 


	Remove Waingawa Structure Plan, remove the Future Development Area overlay, and delete the associated rules
	Applying no specific provisions for managing the urban growth of the Waingawa Industrial Area would not be effective in achieving the objective of a safe and efficient use and development of land, roads and infrastructure. Having no Structure Plan would not be effective in providing for an efficiently coordinated and structured layout for the Waingawa Industrial Area which meets the short and long term land use, servicing and transportation requirements. 
	· Greater flexibility in the land use pattern and providing for the servicing and transportation infrastructure for the Waingawa Industrial Area. 

· No compliance costs. 


	· Potential for poor quality urban form, and servicing and transportation infrastructure which does not meet the short or long term requirements for the industrial area. 

· Significant future costs on the community and landowners for upgrading the servicing and transportation infrastructure to meet the short and long term needs of industrial activities. 




The above analysis identifies that the existing Structure Plan, Future Development Area overlay and associated rules do not provide the most effective or efficient approach for achieving the objective for the safe and efficient use and development of land, roads and infrastructure. No Structure Plan, no Future Development Area and associated rules would be highly ineffective and inefficient in meeting the short and long term land and infrastructure requirements. Therefore, the most efficient and effective approach is amending the Plan provisions by replacing the existing Structure Plan with the revised Waingawa Structure Plan which provides a more circular layout, which assists in achieving a good urban form and the short and long term infrastructure requirements for the whole industrial area. In addition, removing the Future Development Area overlay and amending the rules for implementing the Structure Plan provide more certainty for all parties, and provide for a more efficient implementation process. 
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18.3.13 Objective SLD5 – Reserves and Open Space

To sustainably manage and develop the reserve and open space network to cater for current and future community needs and to protect and enhance significant environmental assets.

The expanded Waingawa Industrial Area includes or is adjacent to significant natural areas and waterbodies. These natural features have important values that can be protected and enhanced through careful management of subdivision and development in the Waingawa Industrial Area. The current District Plan provisions for achieving this objective for the expanded Waingawa Industrial Area are based on a combination of identifying these natural features in the existing Structure Plan and the associated rules in the District Plan. 

The revised Waingawa Structure Plan further considered the most appropriate methods for protecting and enhancing the values of these natural features. As part of this Proposed Plan Change, these existing methods have been reviewed to determine whether they are still the most appropriate methods for achieving the objective. The options for achieving this objective are detailed below:

1. Retain the existing Waingawa Structure Plan and associated rules. 
This option is the status quo, with the existing Structure Plan in Appendix 12 retained which includes identifying the Waingawa Wetland and outlet waterbody and associated protection/buffer areas. 
2. Replace the existing Structure Plan with the revised Structure Plan, identify the Waingawa Wetland as a Significant Natural Area and Significant Waterbody, and retain associated rules. 
Replace the existing Structure Plan with the revised Structure Plan would also identify the Waingawa Wetland and associated open space and buffer areas. In addition, identifying the Waingawa Wetland as a Significant Natural Area and Significant Waterbody would mean the rules relating to building setbacks and earthworks in and around Significant Natural Areas and Significant Waterbodies would apply to this area. 

3. Remove Waingawa Structure Plan and do not identify the Waingawa Wetland as a Significant Natural Area or Significant Waterbody. 
This third option would apply no specific provisions for managing the natural values and the open space qualities in the Waingawa Industrial Area. 
Analysis
	Options
	Effectiveness & Efficiency
	Benefits
	Costs

	1.
Retain the existing Waingawa Structure Plan and associated rules
	The existing Waingawa Structure Plan is an effective and efficient method in identifying the important natural features in the Waingawa Industrial Area, being the Waingawa Wetland and outlet stream. The existing Structure Plan identifies protection/buffer areas around these natural features to protect and enhance the values of these features. However, there is some uncertainty about what can/cannot occur in the protection/buffer areas shown on the existing Structure Plan. Therefore, this approach may not be the most effective in achieving the objective. 
	· Provides a continuation of the existing District Plan provisions which have a level of familiarity for Plan users. 

· Identifies the existing natural features and that some protection of the values of these features can be achieved through the creation of protection/buffer areas. 

· Some certainty in identifying the Waingawa Wetland and outlet stream and location and extent of protection/buffer areas.  
	· Within the protection/buffer areas around the Waingawa Wetland and outlet stream, some industrial development may be constrained occurring in these locations. 

· Uncertainty about what can/cannot occur within the identified protection/buffer areas around the Waingawa Wetland and outlet stream. This uncertainty may mean activities occur which could degrade the values of the wetland and stream. 

· No provision is made for reserves or open space in the Waingawa Industrial Area, which may not achieve the objective of providing for the future community needs.  

	2.
Replace the existing Structure Plan with the revised Structure Plan, identify the Waingawa Wetland as a Significant Natural Area and Significant Waterbody, and retain associated rules
	The revised Structure Plan provides a more effective and efficient arrangement in terms of protecting and enhancing the natural features, as well as creating an open space network which caters for future community needs. The protection/buffer areas are more definitively identified, and the use and development of these areas are clarified. Identifying the Waingawa Wetland as a Significant Natural Area and Significant Waterbody is an effective and efficient approach, as it utilises existing District Plan techniques and manages the primary threat to the values of wetland, being earthworks and proximity of activities and buildings.  
	· Similar to the above, except the revised Structure Plan better defines the natural features, and provides greater certainty in terms of activities permitted within the areas adjacent to the natural features. 


	· Similar to the above, except provision of additional land for open space and restriction on some activities within the areas adjacent to the natural features. 

	3.
Remove Waingawa Structure Plan and do not identify the Waingawa Wetland as a natural feature.
	Removing the Structure Plan and not identifying the Waingawa Wetland as a Significant Natural Area or Significant Waterbody would not be effective in achieving the objective of sustainably managing and developing an open space network and protecting and enhancing the natural values of the wetland. Having no Structure Plan would not be effective in protecting the wetland, as it could result in the degradation of the natural values. 
	· Greater flexibility in the land use pattern and providing for a range of land use and development activities in the Waingawa Industrial Area, including in close proximity to the Waingawa Wetland. 

· No compliance costs. 


	· Potential for significant degradation of the natural values of the Waingawa Wetland, with adjacent activities adversely affecting these values through disturbance of habitat. 




The above analysis identifies that the existing Structure Plan and associated rules do not provide the most effective or efficient approach for achieving the objective of sustainably managing and developing the open space network and protecting and enhancing the landscape values and natural values of the wetland. No Structure Plan and not identifying the Waingawa Wetland would be highly ineffective and inefficient in meeting this objective as well. Therefore, the most efficient and effective approach is amending the Plan provisions by replacing the existing Structure Plan with the revised Waingawa Structure Plan which provides a better delineation of the wetland and protection/buffer area. In addition, identifying the Waingawa Wetland as a Significant Natural Area and Significant Waterbody is an effective approach in utilising existing District Plan provisions to manage the interface effects between industrial activities and the natural values of the wetland and outlet stream. 
7. INDUSTRIAL ZONE

Objective Ind4 – Waingawa Industrial Area

To provide for the efficient use and development of the Waingawa Industrial Area in a manner that recognises the area’s environmental qualities and its context within the rural environment and in a high profile location, as well as the potential infrastructural and access requirements of industry in this location. 

As discussed above, having determined that it is appropriate to add a new objective providing for the efficient use and development of the Waingawa Industrial Area, an evaluation of the options for achieving this objective is required. In considering whether, having regard to their efficiency and effectiveness, the existing Industrial Zone and District Wide Subdivision and Land Use provisions are the most appropriate for achieving the objective under Proposed District Plan Change 1, the Council evaluated four main options. These were:

1. Retain existing Industrial Zone and District Wide Subdivision and Land Use rules and standards, with no new specific rules or standards for the Waingawa Industrial Area. 
This option is the status quo, with the existing Industrial Zone and District Wide Subdivision and Land Use provisions retained unmodified. 

2. Amend the Industrial Zone rules and standards that apply to all land zoned Industrial, with no new specific rules or standards for the Waingawa Industrial Area. 
This approach involves amending the suite of rules and standards for the Industrial Zone to better manage the issues identified in the revised Waingawa Structure Plan report. These amendments relate to the proximity of buildings to arterial roads, landscaping and screening, and signs. These amended rules and standards would apply to all areas zoned Industrial in the Wairarapa Combined District Plan. 
3. Retain the existing Industrial Zone rules and standards, and insert new specific rules and standards that only apply to the Waingawa Industrial Area.
This approach is similar to option 1, in that existing rules and standards for the Industrial Zone would continue to apply to land zoned Industrial in the Wairarapa Combined District Plan including the Waingawa Industrial Area. However, some specific rules and standards would only apply to the Waingawa Industrial Area which are more stringent or lenient that the rest of the Industrial Zone. These specific standards would respond to specific issues and matters identified in the revised Waingawa Structure Plan report, including building size and location, landscaping and screening, signs and infrastructure requirements (on-site wastewater storage facilities). 
Analysis
	Options
	Effectiveness & Efficiency
	Benefits
	Costs

	1.
Retain existing Industrial Zone and District Wide Subdivision and Land Use rules and standards, with no new specific rules or standards for the Waingawa Industrial Area.
	Retaining the existing Industrial Zone provisions is an effective and efficient approach to achieving the overall objectives for the Industrial Zone. However, the existing rules and standards do not effectively respond to the specific characteristics and qualities in the Waingawa Industrial Area, such as its relationship to State Highway 2 and surrounding rural environment. Therefore, the existing Industrial Zone provisions are not the most effective approach in achieving the objective. 
	· Provides a continuation of the existing District Plan provisions which have a level of familiarity for Plan users. 

· Applies a consistent suite of rules and standards to all areas zoned Industrial. 

· Some flexibility in the nature and scale of industrial development and activities. 

· High level of certainty for subdividers, the community and Council with the minimum requirements for industrial activities and the resultant environment. 

· Generally maintains the ‘typical’ character and amenity values of industrial areas.   
	· Some characteristics and qualities in the Waingawa Industrial Area may be degraded, as the existing Industrial Zone rules and standards do not manage the specific issues or context. 

· Less flexibility with some rules and standards to respond to the context of the Waingawa Industrial Area and the size and nature of industrial activities. 



	2.
Amend the Industrial Zone rules and standards that apply to all land zoned Industrial, with no new specific rules or standards for the Waingawa Industrial Area
	Amending the Industrial Zone provisions that apply to all Industrial zoned land based on the characteristics and qualities identified in the revised Waingawa Structure Plan report would be ineffective and inefficient in achieving the overall objectives for the Industrial Zone. The Waingawa Industrial Area has specific issues which do not necessarily apply to the other Industrial zoned land. These amended standards could unduly restrict the efficient use and development of land in other areas of industrially zoned land. 
	· Similar to the above, except the character and amenity values of some industrial areas may change over time in line with the amended rules and standards.  
	· Similar to the above, except some land zoned Industrial not within the Waingawa Industrial Area may be unduly constrained by the amended rules and standards.

· Less flexibility where minimum standards are set overly high, and potentially less efficient utilisation of the land resource. 

	3.
Retain the existing Industrial Zone rules and standards, and insert new specific rules and standards that only apply to the Waingawa Industrial Area
	The existing Industrial Zone rules and standards provide an effective and efficient approach to ensure activities and development achieving the overall Industrial Zone objectives. 
To address the specific issues that apply to the Waingawa Industrial Area, inserting specific rules and standards would be the most effective and efficient approach. These rules and standards can be drafted to manage the particular context and characteristics of the Waingawa Industrial Area and providing for the efficient utilisation of the natural and physical resources, as well as the specific qualities and values of Waingawa.  
	· Similar to the above, except the character and amenity values of the Waingawa Industrial Area would be managed recognising its particular environmental qualities and context within the rural environment. 
· Manages activities and development in a proactive manner to ensure the short and long term outcomes for the Waingawa Industrial Area are achieved.
· The benefits of on-site wastewater storage and STEP (septic tank effluent pumping) facilities primarily relate to cost saving in that onsite storage is more cost effective for the type and sequence of development within Waingawa. The  pipes would be laid at the subdivision stage and the tank installed at the land use stage with the size being dependent on the proposed land use and related storage requirements.
	· Similar to the above, except some activities and development may be restricted in particular locations, such as adjoining State Highway 2 and Wiltons Road. 

· Costs of complying with the minimum standards, such as installing and maintaining the landscaping and screening. 



The above analysis identifies that the existing Industrial Zone rules and standards do not provide the most effective or efficient approach for achieving the specific objective for the Waingawa Industrial Area in terms of recognising its special environmental qualities and context within the rural environment. Amending the Industrial Zone rules and standards and applying them to all areas zoned Industrial in the Wairarapa could result in significant costs on other industrially zoned areas, as it may unduly restrict some activities and development where no such issues exists. 

Therefore, the most efficient and effective approach is retaining the existing Industrial Zone rules and standards and inserting new specific rules and standards that only apply to the Waingawa Industrial Area. These new specific rules and standards would relate to those issues identified in the revised Waingawa Structure Plan report, being buildings, screening and landscaping, signs, transportation infrastructure and wastewater servicing. These new rules and standards would be the most effective and efficient approach for achieving the new objective that applies to the Waingawa Industrial Area. 
The Risk of Acting or Not Acting

It is considered that there is sufficient information and certainty for the majority of the subject matter to make a full evaluation pursuant to Section 32 (4)(b) of the Act. However, the servicing and transport infrastructure requirements and calculations outlined in the revised Waingawa Structure Plan report are based on a number of assumptions. As development occurs at Waingawa, and as the costs and requirements for infrastructure change over time, these calculations and assumptions should be regularly reviewed to ensure the long term outcomes for Waingawa are achieved. 

In addition, when the New Zealand Transport Agency confirms the design parameters and cost sharing arrangements for upgrading the State Highway 2/Norfolk Road/Cornwall Road intersection, the transportation requirements and financial contribution provisions may need to be reviewed. 

In terms of risks of acting or not acting, the principal risk of not acting is that the outcomes envisaged in the revised Waingawa Structure Plan report may not be achieved. The revised Structure Plan seeks to provide a more efficient and integrated industrial development pattern for Waingawa. This structured and coordinated approach to subdivision and land development at Waingawa provides an effective framework for managing the incremental development as it occurs. In the long term, a well planned and functioning industrial area would result. The risk of not acting is that the outcomes in the revised Waingawa Structure Plan report would not be achieved, which would not contribute to achieving the purpose and principles in the Resource Management Act.  

The risk of not acting in the way proposed is that the Waingawa Industrial Area’s special qualities and amenity values would be of a poorer quality, not providing a well functioning and convenient employment and industrial hub. There is a risk that ad-hoc and uncoordinated subdivision and development could occur, with results in the poor provision of servicing and transportation infrastructure. This poor infrastructure may limit the efficient use and development of land at Waingawa. 
Conclusion

Overall, replacing the existing Waingawa Structure Plan with the revised Structure is the preferred option for managing the location, nature and context of industrial subdivision and development at Waingawa. This option ensures that the expanded Waingawa Industrial Area is developed in an integrated and connected way, which provides employment and industrial opportunities for a wide range of enterprises. 

It is important that at the time of subdivision and land development that the appropriately level of servicing and transportation infrastructure is provided, both to meet the immediate needs of the land being subdivided, but also the future demand. Subdivisions and land development should make provision for future development opportunities to allow for an ease of development. 
The revised Waingawa Structure Plan is considered the most appropriate approach for managing industrial development at Waingawa. It recognises and provides for the specific issues and characteristics in Waingawa, and ensures these characteristics are protected and/or enhanced. The new objective for the Waingawa Industrial Area is considered to be the most appropriate way to achieve the purpose of the Act, in that it provides for the efficient use and development and recognises the area’s environmental qualities and its context in the rural environment. This objective provides for industrial and employment opportunities to enable the community to provide for its economic, social and cultural wellbeing, while efficiently utilising natural and physical resources. 
Comparing the various options for achieving the current objectives in the District Plan, the amendments to the District Plan in Proposed Plan Change 1 are considered the most effective and efficient policies, rules and other methods in providing for industrial and employment opportunities, managing the specific issues and characteristics in Waingawa, and establishing an efficient and sustainable development pattern for industrial land development. Replacing the existing rules and requirements for subdivision and development in the Waingawa Industrial Area with the proposed rules and requirements would reduce the number of consenting layers. 
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