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SUBMISSION 
Proposed Plan Change 13 – Uplifting Deferred Zones 

Name:  Hayden Woods 

Email Address:    

Postal Address:   

Town:    

Postcode:   

Day time phone:  

I do NOT wish to attend a council meeting to be heard in support of my 
submission. 

I do NOT support in general the Proposed Plan Change 13 – Uplifting 
Deferred Zones 

Comments/ Reasons to NOT support the Proposed Plan Change 13 – Uplifting Deferred Zones; in 

‘blue’ (Total 2 Pages): 

Key Changes; 
- Remove the reference to uplifting Deferred Zones by Council resolution.

I OBJECT to the removal of the reference to uplifting Deferred Zones by Council resolution.

To do so in my opinion removes regulatory control and oversight from the representatives of
the people (Elected Council) in providing governance over Council Staff.

To allow this to occur highlights a breakdown of democracy, where Council Staff will have
control over Elected Council, and thus removing any right for the people to OBJECT.

There needs to be control and oversight over Council Staff from Elected Council, to forego
that right then begs the question to what purpose does Elected Council exist or serve, on
behalf of the people – would there be any future need for Elected Council.
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- Delete the structure plans for Ohaupo, Bruntwood, and Te Awamutu South as these areas
have been developed and the structure plans are no longer required.

OK

- Amend the structure plan for growth cell T1 to reflect the updated masterplan.

OK

- Add the Te Awamutu T6 Structure Plan, Te Awamutu T11 Structure Plan and Cambridge C4
Structure Plan.

OK

- Remove the Deferred Zone from the pre-2035 Growth Cells and the Te Miro Growth Cell 2
on the District Plan Planning Maps.

I OBJECT to the removal of the Deferred Zone from the pre-2035 Growth Cells.

There needs to remain regulatory control and oversight over Council Staff to ensure that the
best interests of the people, is preserved under our democratic system and that they are still
consulted over such issues and are given their sovereign right to OBJECT.

- Rezone the vested reserve areas within the Cambridge C2 Growth Cell as Reserves Zone.

OK
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Fire and Emergency’s submission is: 

The proposed changes for removing the ability to uplift any Deferred Zone via a Council resolution 
are supported by Fire and Emergency. The proposed process is considered to be an improved 
process given that a plan change process will be needed to uplift a deferred zone (allowing Fire and 
Emergency (and other key stakeholders) to lodge a submission), rather than the uplifting of the 
deferred status through a Council resolution where Fire and Emergency are not able to be involved. 

In terms of re-zoning all of the pre-2035 growth cells to ‘live’ urban zones, Fire and Emergency 
understand that this will result in changes to the zoning of numerous growth cells (nine Residential, 
ten Large Lot Residential and an Industrial growth cell). Of these growth cells, only six have an 
approved structure plan (being C1, C2, C3, C4, T6 and T11).  

For the six “pre-2035” growth cells with structure plans, development will proceed in line with the 
approved structure plan which has or will be (through the PPC13 process) incorporated into the 
District Plan. For the remaining 13 “pre-2035” growth cells that do not currently have a structure 
plan in place, it is understood that the deferred zones will be uplifted and the ‘Structure Plan Area’ 
notation removed from the planning maps as necessary. Based on the PPC13 document, it is 
understood that these areas will no longer require a structure plan for development to progress 
(although a landowner or group of landowners could still prepare a structure plan for review by 
Council and other stakeholders). 

In terms of potential implications for Fire and Emergency, certainty would therefore be required to 
ensure that sufficient water supply infrastructure and access is available or provided for prior to 
development of these growth cells through the resource consent process (if there is no structure 
plan). This appears less of an issue for Cambridge given that all of the pre-2035 growth cells that 
are urban residential growth cells have an approved structure plan in place. The situation in Te 
Awamutu is of greater concern for Fire and Emergency given the number of pre-2035 urban 
residential growth cells that will be re-zoned via PPC13 that do not have a structure plan prepared.   

Fire and Emergency note that Council appear to consider that the requirement for a structure plan 
overlay (and more importantly a structure plan) is no longer necessary as the requirements of 
Section 15 (Subdivision and Infrastructure) will ensure, at the time of subdivision, that the 
appropriate design and infrastructure requirements are met. Following review of the district plan 
provisions relating to water supply and access, and noting the provisions subject to Proposed Plan 
Change 16 (provision of water supply in unreticulated areas), it is considered that Section 15 does 
broadly contain appropriate controls (including cross-references to Regional Infrastructure 
Technical Specifications) to ensure that firefighting water supply and suitable access for emergency 
vehicles will be adequately addressed at the time of subdivision and subsequent development of 
these growth areas.  

As such, Fire and Emergency agree in part with Council that the necessary detail relating to 
infrastructure provision will be adequately considered through a subdivision consent process. Fire 
and Emergency also acknowledge that the proposed amendments will assist in enabling urban 
development in alignment with the National Planning Standard for Urban Development 2020. 

However, Fire and Emergency consider that removing the requirement for structure plans to be in 
place prior to the subdivision / development of these growth cells has the potential to result in poor 
urban outcomes, particularly in relation to servicing and infrastructure. Structure plans are a 
mechanism that ensure comprehensive and integrated development of a growth area. In particular 
because the structure plan formulation process involves all of the relevant landowners within a 
growth cell and therefore leads to greater coordination. Furthermore it enables discussions with 
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service providers (including Fire and Emergency) to occur for a growth cell in a holistic manner.  
Once a structure plan is in place, development can occur in a more planned and coherent manner.  

This is important to Fire and Emergency due to the issues that Waipa District Council are having at 
a district-wide level in relation to reticulated water pressure. Fire and Emergency do recognise that 
some of these growth cells (large lot residential growth cells such as C6) will not be serviced by 
Council reticulation networks for water supply, with instead requiring the use of on-site 
infrastructure. Nonetheless, Fire and Emergency consider that Council should be taking 
responsibility for structure planning and ensuring that adequate infrastructure is in place before 
enabling the development of these large growth areas, particularly those that are intended to be 
serviced. This includes reticulated water supply, roading and property access in accordance with 
the New Zealand Fire Service Firefighting Water Supplies Code of Practice SNZ PAS 4509:2008 
(Code of Practice) and the Regional Infrastructure Technical Specifications. 

Given the significant growth the Waipa District has experienced in recent years, coupled with the 
number of new subdivisions and growth cells that have recently been connected to the reticulated 
water supply, the proposed growth cells that are intended to be connected to the Council network 
will put greater pressure on the already strained network. Inadequate water pressure that does not 
comply with the Code of Practice poses a significant risk to the health, safety and wellbeing of 
people in the Waipa community and to the ability for Fire and Emergency to effectively fight a fire, 
when fire occurs in an urban area. 

Fire and Emergency seek the following decision from Council: 

Through previous engagement with Council, Fire and Emergency acknowledge that Council 
development engineers are aware of the water pressure issues within the urban areas of the district 
and have advised that this issue will be addressed, subject to funding through the Long Term Plan. 

Given the heightened risk associated with development of the pre-2035 growth cells all occurring 
within the next decade, and potentially proceeding before the water pressure issues are addressed 
in the Waipa district, Fire and Emergency supports the proposed change to Policy 14.3.1.6 and the 
proposed new Policy 14.3.1.6A. The proposed Policy 14.3.1.6A in particular acknowledges the 
importance of structure planning in coordinating potentially multiple landowners to ensure there is 
an appropriate development framework in place.  However, given the wording within the policy “as 
part of a plan change” it is apparent that the policy relates to post-2035 growth cells only.  For the 
pre-2035 growth cells that are being re-zoned as part of PPC13, Fire and Emergency, Council and 
the community are reliant on the Long Term Plan funding programme for water pressure upgrades 
in Cambridge and Te Awamutu being implemented in a timely manner, to ensure compliant water 
pressures are maintained. 

For Fire and Emergency ensuring appropriate water supply for firefighting purposes (including water 
pressures for growth cells where a reticulated water supply network is proposed) and suitable 
property access are important elements of this process. Fire and Emergency consider that this will 
ensure that the growth cell can be adequately serviced and enable a comprehensive and integrated 
structure planning process to ensure growth areas have an appropriate development framework in 
place, prior to development commencing. 

Fire and Emergency seeks ongoing collaboration with Council to ensure that water pressures in the 
district’s urban areas are maintained in accordance with the Code of Practice. 

Further, for those large lot residential growth cells that will not be serviced by the Council reticulated 
water supply network, Fire and Emergency encourages Council to promote to landowners and 
developers (i.e. through the pre-application process) that early engagement should occur with Fire 
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and Emergency as part of the resource consent process to discuss how best to achieve compliance 
with the Code of Practice.  

Fire and Emergency note that not all subdivisions will be notified and therefore Fire and Emergency 
will not have the opportunity to review many of these applications. For that reason, direct and early 
engagement between Fire and Emergency and the developer regarding these issues enables Fire 
and Emergency to address these issues. 

Fire and Emergency would welcome the opportunity to discuss, or provide further clarification, in 
relation to this submission. 

Fire and Emergency wish to be heard in support of their submission. 

If others make a similar submission, Fire and Emergency will consider presenting a joint 
case with them at the hearing. 

 

  

 ………………………………… 

(Signature of person authorised to 
sign on behalf of Fire and 
Emergency New Zealand) 

15/04/2021             
……………………………  
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SUBMISSION ON A PUBLICLY NOTIFIED PLAN CHANGE 
UNDER CLAUSE 6 OF THE FIRST SCHEDULE TO THE  

RESOURCE MANAGEMENT ACT 1991 

From:  Summerset Villages (Cambridge) Limited 

Address:  

To: Waipa District Council 

Address: Private Bag 2402, Te Awamutu 3840 

Submission on: Plan Change 13 – Uplifting Deferred Zones 

Introduction 

1. Summerset Villages (Cambridge) Limited (Summerset) own the land at 

 zoned Residential. 100 and 102 Laurent Road are
zoned Deferred Residential.

3. Summerset intend to establish and operate a comprehensive care retirement village on
their land holdings, which spans the respective zones.

4. Summerset hold a resource consent for subdivision of 60 and 80 Laurent Road to
undertake a boundary adjustment (SP/0100/19) which has been completed.

Scope of submission 

5. Summersets submission on Plan Change 13 relates to the proposed uplifting of the
Deferred Residential zone and applying a live Residential zone for the Cambridge
North Deferred Residential zone, within the Cambridge North Structure Plan Area.

Submission 

6. Summerset could not gain an advantage in trade competition through this submission .

7. Summerset are directly affected by an effect of the subject matter that – (a) adversely
affects the environment; and (b) does not relate to trade competition or the effects of
trade competition.

8. Summerset seeks to ensure that the outcomes arising from the rezoning of the
Cambridge North Deferred Residential zone, within the Cambridge North Structure
Plan Area Plan Change area, to a live Residential zone through Plan Change 43:
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• are consistent with the sustainable management of natural and physical
resources and is otherwise consistent with the purpose and principles of the
Resource Management Act 1991 (RMA);

• are consistent with, and achieve, the purpose and principles of the RMA,
including meeting the reasonably foreseeable needs of future generations and
enabling people and communities to provide for their social, economic, and
cultural well-being and for their health and safety;

• adequately avoids, remedies, and mitigates adverse effects on the
environment;

• are consistent with any other relevant objectives and policies of the Waipa
District Plan;

• complies with sections 74, 75 and 76 of the RMA;
• meets the requirements to satisfy section 32 of the RMA; and
• are consistent with sound resource management practice.

9. Summerset is supportive of the Plan Change in so far as the Cambridge North Deferred
Residential zone, within the Cambridge North Structure Plan Area Plan Change area,
is amended to a live Residential zone.

10. Without derogating from the generality of the above, Summerset is concerned that the
changes proposed by Plan Change 13 suitably incorporate all of the consequential
amendments that are necessary to the Cambridge North Structure Plan (and Design
Guidelines), and the Residential zone provisions, where reference to the deferred zone
continues to be made.

11. Further to this, Summerset consider it appropriate and opportune while undertaking
the amendments to the deferred zone provisions, including those referenced in the
Cambridge North Structure Plan, for the Structure Plan provisions (and the underlying
zoning maps) to be corrected and updated for consistency.

Decision Sought 

12. Summerset seeks the following relief:

(a) That the replacement of the Cambridge North Deferred Residential zone with a
live Residential zoning be confirmed.

(b) That Appendix S2 – Cambridge North Structure Plan and Design Guidelines be
amended to reflect the live zoning. In particular, amend section S2.6 and S2.7 and
related figures and tables.

(c) Amend the Residential zone provisions to delete all references to matters
pertaining to a deferred zone, where such a zone is to be uplifted. For example,
section 2.1.7.
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(d) Coincident with providing a live zone to 100 and 102 Laurent Road, amend the 
Policy Area maps (Map 24) and the Cambridge North Structure Plan to delete the 
Road Noise Effects Area, as this standard has been accepted as no longer 
applicable/required in respect of the Summerset land located within the Deferred 
Residential zone. For completeness (and consistency), also delete the Road Noise 
Effects Area from the remainder of the Policy Areas map (Map 24) as it relates to 
land fronting Laurent/Victoria Road, south of 100 and 102 Laurent Road, noting 
that such a standard does not apply to the western side of Victoria Road.  This is 
a consequential amendment to replacing the Deferred Residential zone with a live 
Residential zone. 

 
(e) Consistent with the approach taken by Plan Change 13 to amend the Te Awamutu 

T1 Growth Cell Structure Plan (Appendix S17) to reflect the resource consent for 
the master plan of the T1 area which was approved via resource consent in 2019, 
it is appropriate to amend the Cambridge North Structure Plan to reflect the 
resource consent granted for the subdivision of 60 and 80 Laurent Road to 
undertake a boundary adjustment (SP/0100/19). This consent specifically 
acknowledges that the indicative local roading layout, (together with the extent of 
reserve zone and indicative walkway/cycleway located within Lot 2 and 3, 
discussed below), are not required to be provided as part of any future 
development. Therefore, for consistency, it is appropriate that the Cambridge 
North Structure Plan, as well as the Policy Area and Zone maps (Map 24), be 
amended to remove the indicative local road layout from 60 and 80 Laurent Road, 
as well as from 100 and 102 Laurent Road (to the extent that it is shown). 
Summerset seeks this relief.  

 
(f) As noted above, with reference to SP/0100/19, the extent of reserve zone and 

indicative walkway/cycleway located with 60 and 80 Laurent Road was 
confirmed as no longer being required. Therefore, it is appropriate that this be 
deleted from the Cambridge North Structure Plan, as well as the Zone map (Map 
24).  Summerset seeks this relief. 

 
(g) Such alternative relief that addresses the issues raised in this submission. 

 
13. Summerset wishes to be heard in support of this submission. 

 
14. If others make a similar submission, consideration would be given to presenting a joint 

case with them at any hearing. 
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Submission to Plan Change 13 Uplifting Deferred Zones. 

While not part of Plan Change 13, I would also like to submit the following 
for consideration. 

I note that the Cambridge C4 Structure Plan appears to show the continuation of 
Cycle/pedestrian shared paths entering the top and bottom of Allotment 85 of 
the Cambridge Town Belt. 

I understand that the Cambridge Tree Trust have in the past, expressed interest in 
re-developing Allotment 85 of the Cambridge Town Belt when the Cambridge 
Motor-cross Club Resource Consent expires, which if the uplifting of the Deferred 
Zones is passed, will be on 30 November 2021. 

I believe that the Trust would like to re-instate the wetlands area, put in 
walkways and plant appropriate trees. 

I think that this would be really good for not only the future residents in the C4 
development but also for the existing residents of the area, particularly Grace Ave 
and Lamb Street. I would also suggest that Allotment 84 be offered to the Cambridge 
Tree Trust to be developed alongside Allotment 85. 

I think that these sites together would make a fantastic passive recreational area for 
the local community. Alongside with the wetlands and walk/cycle ways, there could 
be a dog exercise area, picnic areas, a place for kids to kick a ball, run around etc etc. 
There are just so many possibilities. 

I would urge Council to offer these two sites to the Cambridge Tree Trust to be 
redeveloped into a park/ passive recreation reserve. 

Thank you. 

1/W
4t7
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14









3. HNZPT submission is:

HNZPT supports in part only Plan Change 13 as there is a possibility that the proposed activity could

have adverse effects on historic heritage, in particular archaeology both recorded and unrecorded,

cultural values and other historic heritage as identified in the archaeological report.

The proposed structure plan includes New Zealand Archaeological Association (NZAA)

recorded archaeological sites and has the potential for other unrecorded archaeology.

There is also the potential for unrecorded historic heritage and cultural sites.

4. The reasons for HNZPT's position are as follows:

HNZPT is an autonomous Crown Entity with statutory responsibility under the Heritage New

Zealand Pou here Taonga Act 2014 for the identification, protection, preservation and conservation

of New Zealand's historical and cultural heritage. HNZPT is New Zealand's lead historic heritage

agency.

The Heritage New Zealand Pouhere Taonga Act 2014 protects both recorded and unrecorded

archaeology.

The Resource Management Act requires that in relation to managing the use, development, and

protection of natural and physical resources, that the following matters of national importance will

be recognized and provided for:
• section 6 {e) the relationship of Maori and their culture and traditions with their ancestral

lands, water, sites, waahi tapu and other taonga.

• Section 6{f) the protection of historic heritage from inappropriate subdivision, use and

development

Archaeology 

Preliminary Archaeological Assessment and related archaeological applications 

HNZPT considers that the most appropriate timing for undertaking archaeological assessments is 

prior to the development of structure plans, so they can inform structure plans and assist in the 

avoidance of archaeology. While HNZPT considers the archaeological advice that has been obtained 

as inadequate {as discussed below), it is not clear from this application if the archaeological advice 

has been used to inform the structure plan. 

Heritage New Zealand is concerned that the archaeological report prepared by Ellen Cameron and 

Rod Clough {2019, "Cambridge, Growth Cell C4 Structure Plan" Preliminary Archaeological 

Assessment", prepared for Mitchell Daysh, Clough and Associates Limited, Auckland), does not 

provide an adequate assessment of the archaeological resource. 

It has an inadequate survey with no soil mapping, but records borrow pits that can be acquired 

from LiDAR. The overall assessment appears general to the Waikato Basin and not specific to the 

archaeological knowledge and understanding of the Cambridge Maori horticultural landscape. 

The literature review is lacking and does not reference Gumbley et al 2004, or Gumbley and 

Hutchinson's 2013 report on the Waipa district, or the investigation reports for the almost adjacent 

investigations Gumbley did in 2018. 
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There is insufficient information about the extent and condition of the gardening soils. There is not 

enough information about the record pa 515/23 to substantiate the report's view that it has 

ulimited archaeological value". 

The inadequacies of the report could lead to adverse effects on archaeology. Heritage New Zealand 

recently received an authority application for an area within the proposed plan change, which had 

to be returned because of the inadequacies of the Clough and Associated Ltd archaeological report, 

prepared by Ellen Cameron, which was submitted with the application. The pre-European Maori 

gardening sites of the Cambridge area form important archaeological landscapes that should be 

given proper consideration by archaeological experts that are experienced with this site type. 

HNZPT seeks that the archaeological assessment is revised by archaeological experts that are 

experienced with this archaeological landscape and site types so that the nature of the 

archaeological resource can be correctly ascertained and the potential of the effects of proposed 

development correctly ascertained. It may be that the structure plan must be revised depending 

on the outcome of this work. 

With regard the other structure plan locations HNZPT seeks that these sites are assessed by an 

archaeologist to confirm or otherwise the presence of archaeology and make recommendations as 

to appropriate management methods. 

Cultural Values 

The Plan Change application has not included a Cultural Values Assessment (CIA). With the 

presence of recorded archaeological sites, the area of the plan change-Growth Cell C4 would most 

likely be considered to contain cultural values. It is unclear from reading the plan change 

application if there has been at this time input from relevant iwi and hapu into the design of the 

structure plan/s or the related provisions that are proposed and how adverse effects on cultural 

values are being avoided. 

The CIA is therefore required to ascertain the cultural importance attached to these sites and other 

cultural values as relevant and how these values inform the structure plan and the related 

provisions to avoid adverse effects on cultural values. 

5. Heritage New Zealand seeks the following decision from the local authority:

Prior to decision making the applicant undertake the following work to inform decision making with

regard matters of historic heritage;

HNZPT seeks that the archaeological assessment for Growth Cell C4 is revised by archaeological 

experts that are experienced with this archaeological landscape and site types so that the 

nature of the archaeological resource can be correctly ascertained and the potential of the 

effects of proposed development correctly ascertained. It may be that the Structure Plan and 

related provisions must be revised depending on the outcome of this work. 

HNZPT seeks with regard the other structure plan locations that these areas are assessed by 

archaeologists to confirm or otherwise the presence of archaeology and that they make 

recommendations as to appropriate management methods. It may be that the Structure Plans 

and related provisions have to be revised depending on the outcome of this work. 
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Submissions must be received by Waipā District Council
by 5pm on Wednesday, 21 April 2021

Page 2 of 3
10570343

5. The specific provisions of the plan change my submission relates to are: (give details)

⃝ I SUPPORT

⃝ I SUPPORT IN PARTSelect 
one

⃝ I OPPOSE 

6. My submission is: (please include the reasons for your view)

7. I seek the following decision/s from Council: (give precise details – e.g. what you would like the wording of a specific
provision (or map) to be changed to)

8. Signature of submitter (note: a signature is not required if you make your submission by electronic means, however please
type your name below)

Signature of submitter:
(or person authorised to 
sign on behalf of submitter)

Dated 

Version: 3, Version Date: 11/03/2021
Document Set ID: 10570343
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SUBMISSION BY KOTARE PROPERTIES LTD ON PLAN CHANGE 13 – UPLIFTING DEFERRED ZONES  

1. Submitter Details

This correspondence is a submission on Plan Change 13 – Uplifting Deferred Zones on behalf of Kotare 
Properties Ltd 

The submitter details are as follows: 

Submitter: Kotare Properties Ltd 

Address for Service: C/-Bloxam Burnett & Olliver 
 

 

Phone:  
E-mail: 

Kotare Properties Ltd would like to be given the opportunity to present their submission in person. 

2. Background

Kotare Properties Ltd (Kotare) is a land development company established and operated by John 
Illingsworth and Graeme Lee. Both John and Graeme are civil engineers with over 90 years of civil 
construction experience between them.   

Kotare has a history of successful subdivisions in the Waipa District.  Kotare has recently developed 
two subdivisions in Cambridge.  The first was an extension of Cambridge Park (Stages 7 & 8) on the 
southern side of Cambridge that delivered 50 residential lots in July 2017. The other subdivision was 
off Swayne Road in Cambridge North and is known as Kotare Downs.  This development delivered 57 
lots in August 2019.   

Kotare is currently working on two additional subdivision developments within the Waipa District, one 
in Te Awamutu and another one in Cambridge. 

The Te Awamutu development is located within the T2 Growth Cell off Frontier Road. As part of that 
development a private plan change (PPC12) has been lodged with Waipa District Council (Council) to 
enable the development of a retirement village covering 9.5ha of the growth cell, with the remaining 
land to be developed into general residential.  A structure plan is also proposed to be inserted into 
the District Plan providing the conceptual layout for the whole of the growth cell.  Concurrently to the 
PPC12 process, Kotare have lodged a subdivision consent application with Council that seeks to create 
approximately 100 lots within the T2 growth cell between Frontier Road and the proposed retirement 
village.  That subdivision consent is currently been processed by Council with a decision expected after 
the substantive decision on PPC12.  PPC12 has no bearing on PC13 or this submission.  

The Cambridge development is located within the C4 growth cell.  Kotare have bought or have sale 
and purchase agreements with landowners within this growth cell that will enable them to develop 
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3Ms Subm ss on on Proposed P an Change 13 1 

SUBMISSION ON PROPOSED PLAN CHANGE 13 TO THE WAIPA DISTRICT PLAN 

To: Waipa District Council 
Private Bag 2402 
TE AWAMUTU 3840 

Name: 3Ms of Cambridge GP Limited 

Submission 

1. This is a submission on Proposed Plan Change 13 to the Waipa District Plan. 3Ms of Cambridge
GP Limited (“3Ms”) is generally supportive of Proposed Plan Change 13.

2. 3Ms is not a trade competitor.

3. The submission is in relation to Proposed Plan Change 13 in its entirety.

4. 3Ms owns a significant proportion of land in the C2 Growth Cell and seeks to develop the land
for residential purposes.  The properties owned by 3Ms are as follows:

1881 Cambridge Road, Cambridge (legally described as Lot 2 DP 29023, Lot 1 DPS 75243 
and Lot 1 DPS 31006 comprised in Record of Title SA56C/447); 

1871 Cambridge Road, Cambridge (legally described as Pt Lot 1 DP 29023 comprised in 
Record of Title SA31C/268); 

1863 Cambridge Road, Cambridge (legally described as Lot 1 DPS 85575 comprised in 
Record of Title SA68A/9); and 

1865 Cambridge Road, Cambridge (legally described as Lot 2 DPS 85575 comprised in 
Record of Title SA68A/10. 

5. In addition, 3Ms is a joint venture partner with St Peters School in developing land in the C3
Growth Cell for residential purposes.

6. 3Ms strongly supports the intent of Proposed Plan Change 13 rezoning the C2 and C3 Growth
Cells from Deferred Residential Zone to Residential Zone, and therefore seeks that the Planning
Maps be amended to rezone the C2 and C3 Growth Cells as Residential Zone as proposed.

7. 3Ms strongly encourages the Waipa District Council to continue the work (planning and
construction) associated with enabling the development of the C1 and C2/C3 Growth Cells as
the effect of this plan change (i.e. live zoning the area) may mean that there is an expectation
that there is infrastructure in place to enable residential developments.  Such works include the
C1 and C2/C3 roundabout on Cambridge Road, greenbelt crossings and securing any land
required for public infrastructure (i.e. collector roads and stormwater swales) and constructing
that infrastructure.

8. 3Ms seeks that Proposed Plan Change 13 be approved, with the amendments set out in this
submission.  3Ms seeks three key amendments to the Planning Maps as amended by Proposed
Plan Change 13:
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3Ms Subm ss on on Proposed P an Change 13 2 

(a) Amend the Urban Limits of Cambridge to include the C2 and C3 Growth Cell as these 
growth cells are clearly anticipated to be developed for residential purposes and be within 
the Cambridge urban area; and 

(b) Amend the Planning Maps to remove the areas proposed to be zoned “Active Reserve”
on the 3Ms properties within the C2 Growth Cell (namely, Planning Map 4, Planning Map
23 and Planning Map 24).  3Ms seeks that these active reserve areas be removed from the
Planning Maps as the subdivision consent that 3Ms obtained in 2020 that is referenced in
the section 32 evaluation report has been surrendered and that reserve layout is not being
progressed by 3Ms as part of its current subdivision application.

For clarity, 3Ms seeks that that the entire extent of its property be zoned Residential Zone
rather than a combination of Residential Zone and Reserves Zone, or such similar relief as
is necessary to be consistent with 3Ms current subdivision consent application before
Council, and any ongoing negotiations between Council and 3Ms regarding reserves.

The following figure shows the 3Ms site, in red:
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3Ms Subm ss on on Proposed P an Change 13 5 

(b) Amend the Urban Limits of Cambridge to include the C2 and C3 Growth Cells;

(c) Amend the Planning Maps to remove the areas proposed to be zoned “Active Reserve”
on the 3Ms properties within the C2 Growth Cell (namely, Planning Map 4, Planning Map
23 and Planning Map 24).  3Ms seeks that that the entire extent of its property be zoned
Residential Zone rather than a combination of Residential Zone and Reserves Zone; and

(d) Amend the Planning Maps (Planning Map 4, Planning Map 22, Planning Map 23,
Planning Map 24) to remove the Residential Zoning from the C7 Growth Cell and show
this area as being Deferred Residential Zone.  Remove the “Structure Plan Area”
annotation.

(e) Amend the final sentence of Appendix S1 – Future Growth Cells in relation to the C10
Industrial Growth Cell to read:

The ndustr a  area s covered by the Bardow e ndustr a  Prec nct Structure P an wh e 
the Rura  area of the growth ce  s not covered by a structure p an and s current y 
unserv ced. 

11. 3Ms wish to be heard in support of this submission.

12. If others make a similar submission, 3Ms will consider presenting a joint case with them at a
hearing.

Dated this 21st day of April 2021 

Signature: 3Ms of Cambridge GP Limited 

by its duly authorised agents Mitchell Daysh Limited 

_______________________ 

Abbie Fowler 
Associate 
Address for Service: Mitchell Daysh Limited 

 

 

 

Telephone:  

Email:  
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 Submission on Proposed Plan Change 13 
 Uplifting Deferred Zones under the Waipa District Plan 

On behalf of John Collinson 
Babbage Consultants Limited 

1 

SUBMISSION ON PROPOSED PLAN CHANGE 13 TO THE WAIPA DISTRICT PLAN UNDER 
CLAUSE 6 OF SCHEDULE 1 OF THE RESOURCE MANAGEMENT ACT 1991 

To Waipa District Council 
Attention: Project Planner 
Via email: districtplan@waipadc.govt.nz 

Matter Submission on Proposed Plan Change 13 to uplift the Deferred Zones under the Waipa 
District Plan.  

Submitter John Collinson 

Introduction and declaration 

1 This submission is on Proposed Plan Change 13 (“PC13”) to the Waipa District Plan (“WDP”). 
PC13 relates to the pre-2035 and post-2035 Growth Cells under the WDP and seeks to: 

1.1 Update the District Plan to reflect best practice with regards to the process of uplifting
the Deferred Zone, by removing the ability to uplift any Deferred Zone via a Council 
resolution, rezoning the pre-2035 Growth Cells to their live zoning, and requiring all 
post 2035 Growth Cells to undergo a Plan Change process to uplift the Deferred 
Zoning. 

1.2 Update the District Planning Maps for two Growth Cells which have approved Structure
Plans, however remain incorrectly shown as Deferred Zones, and incorporate three 
recently endorsed Structure Plans. 

2 This submission is made on behalf of John Collinson (“the Submitter”). The Submitter is the 
owner of 1 Hunter Lane, Cambridge (Lot 7 DPS 15010). This site is located within Stage 1 of 
the C2 growth cell. PC13 is proposing to uplift the Deferred Zoning for the C2 Growth Cell to 
become Residential Zone. Additionally, there have recently been two subdivision consents 
approved which include areas to be vested in Council as reserve. As part of PC13, we 
understand that these areas will be rezoned as Reserve Zone. 

3 The Submitter cannot gain advantage in trade competition through this submission. 

Scope of submission 

4 The Submitter SUPPORTS PC13. 

5 The Submitter is currently investigating options to develop their property for residential housing, 
and supports PC13 as the proposed uplifting of the deferred zoning for the C2 Growth Cell 
looks to be the most efficient and effective means of supporting future residential development 
in this area.  

6 The specific reasons for why the Submitter supports PC13 are identified and discussed below. 

Change to Zoning 

7 The deferred zoning of Growth Cell C2 will be uplifted and the residential zoning will become 
live. The new zoning will provide for much needed housing in Cambridge and will give effect to 
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the National Policy Statement on Urban Development. The Submitter supports this change as 
they are currently investigating options to develop their property for residential housing, and the 
uplifting of this deferred zoning will support this. 

Structure Planning 

8 There is already a Structure Plan in place for Growth Cells C1 – C3, and the proposed changes 
under PC13 will enable the Submitter to develop their land in a manner that is consistent with 
that existing Structure Plan. 

Update to District Planning Maps 

9 PC13 is proposing to update the planning maps for all pre-2035 Growth Cells so that there is 
consistency with the proposed uplifting of the deferred zones. This will include changing Growth 
Cell C2 to Residential Zone on the Planning Maps, as well as showing the areas to be vested 
in Council as reserve in C2 (under the recently approved subdivision consents) as Reserve 
Zone on the Planning Maps. 

Conclusion 

10 The Submitter supports PC13 for the reasons discussed above. 

11 The decision that the Submitter requests is detailed below. 
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Decision requested 

12 That Waipa District Council APPROVE PC13. 

Hearing proceedings 

13 The Submitter does wish to be heard in support of this submission. 

14 The Submitter will consider presenting a joint case with those who make a similar submission. 

Dated At Auckland this 21st day of April 2021 

Signed By Kerryanne Lewis on behalf of John Collinson 
Senior Planner, Babbage Consultants Limited 

 Address for service 
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The application for Plan Change 13 (PC13) seeks to uplift the deferred status of the pre-2035 future 
growth cells within the Waipā Operative District Plan (ODP), which includes the T11 growth cell. It also 
includes changes to a number of sections within the ODP to provide for site-specific details within 
these growth cells that have been determined through the structure plan processes. 

John Hatwell and Mervyn Johnston (the Submitters) currently own 1248 and 1854 Cambridge Road 
(held in Records of Title SA41B/693, SA10C/49, SA60A/63, and 513622), which make up a large part 
of the T11 growth cell. The structure plan documents within PC13 for this growth cell were prepared 
for Council by Boffa Miskell in June 2020.  

Since June 2020, the Submitters have invested substantially towards progressing the design of the 
development of this site. This has involved engaging a number of specialists to prepare reports and 
plans to support a combined land use and subdivision consent application based on the principles of 
the Boffa Miskell structure plan documents. It has also involved having two pre-application meetings 
with Council regarding the progression of the design for development of the site. 

As a result of this progression of design, the structure plan proposed to be included for T11 as well as 
a number of changes to the text within the ODP, as part of PC13, is superseded or needs to be 
amended to reflect the current design. 

The following outlines the changes sought to the content of PC13 by the Submitters in relation to the 
T11 growth cell: 

Section 2 – Residential Zone 
• The proposed wording for Rule 2.4.1.3(i) be amended to include an additional activity,

2.4.1.3(i)(d) – early childcare education services.

• The proposed wording for Rule 2.4.2.54 be amended as follows (strikethrough
representing deleted text and underline representing added text):
o (e)  All new commercial buildings shall be constructed on the road boundary of the

site.
The Submitters intend to develop this area in a community market style, as opposed
to the corner shops format anticipated under this standard. As such, this standard is
sought to be removed in its entirety.

o (h) – All buildings fronting a road or reserve excluding those intended for use by a
business established in accordance with Rule 2.4.1.3(i)(d) above for early childcare
education services shall have an active frontage, incorporating 70% visually
permeable, glazed show frontage at ground floor. Active frontages shall also include
wide double doorways to allow for easy pedestrian access.
The addition of “visually” provides greater clarity about the outcomes sought, as
permeable can have implications with regards to stormwater management. Having
glazing that is visually permeable to that degree is not appropriate for an early
childcare education services facility.

Appendix S25 – Te Awamutu T11 Growth Cell Structure Plan 
• That the plan provided under S25.1 – Te Awamutu T11 Growth Cell Structure Plan be

amended to align with the attached plan. This plan reflects the substantial investment of
both time and money that has been made by the Submitters to progresses and further
developing the design for this growth cell, based on the input received from a number of
specialists and the outcomes of the two pre-application meetings with Council.

• That the proposed wording for S25.6.3 be amended as follows:
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The Structure Plan will have a 20m25m green boulevard / tree framed collector 
road through the sites which become the main spine road for vehicles, 
pedestrians, and cyclists. The 18m to 16m local roads accommodate pedestrian 
facilities on one side and the option for stormwater conveyance (which could 
include raingardens or through a vegetated swale down the other side). 

• That the example image for the typical 18m street be amended to align with the above
wording (i.e. have a heading of 18m-16m Local Road, removing reference on the Plan View
to the width, 7m, for the carriageway, and amending the Section View to have an overall
road width of 18m-16m).

• That the proposed wording for S25.7 – Built Form be amended as follows:
o S25.7.4  The Design Guidelines provide a framework which will lead to positive

outcomes for the landowners and the wider community. This encourages original
design which considers the unique opportunities of the site and development areas.
The Submitters believe that the bulk and location and residential amenity controls
already provided for within existing provisions of Section 2 – Residential Zone of the
ODP are appropriate for providing a suitable level of residential character and
amenity. This is evidenced by these standards setting an appropriate level of
residential character and amenity within similar residential developments elsewhere
within land located within existing Residential Zone areas. The Submitters believe that
the future development of this part of the growth cell should be supported by design
guidelines that reflect the advances that have been made in the design and associated
specialist reports by the developer for this part of the growth cell. This can be achieved
through the provision of a revised set of design guidelines as part of the resource
consent process to develop the Submitters land holding.

• That the proposed wording for S25.9 – Supporting Documents be amended as follows:
o (b) Te Awamutu T11 Growth Cell Design Guidelines, prepared by Boffa Miskell, dated

25 June 2020, (Council document number 10411038).
This aligns with the above request to remove reference to the design guidelines.

The other components of PC13 relevant to T11 are considered to be appropriately worded to 
accommodate the updated design for this growth cell, and do not require any changes. 

Overall, John Hatwell and Mervyn Johnston support the proposed Plan Change PC13, subject to the 
amendments outlined above, and seeks that Council approves the plan change. 
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Summary of submission points  

The proposed wording has been amended as follows (strikethrough representing deleted text and underline representing added text): 

Section Rule Relief sought 

Section 2 - Residential Zone Rule 2.4.1.3(i) 2.4.1.3(i)(d) – early childcare education services. 

Section 2 - Residential Zone Rule 2.4.2.54 (e) – All new commercial buildings shall be constructed on the road boundary of the site.

(h) – All buildings fronting a road or reserve excluding those intended for use by a business
established in accordance with Rule 2.4.1.3(i)(d) above for early childcare education services shall
have an active frontage, incorporating 70% visually permeable, glazed show frontage at ground floor.
Active frontages shall also include wide double doorways to allow for easy pedestrian access.

Appendix S25 – Te Awamutu 
T11 Growth Cell Structure Plan 

S25.1 To adopt attached plan provided by submitters. 

Appendix S25 – Te Awamutu 
T11 Growth Cell Structure Plan 

S25.6.3 The Structure Plan will have a 20m25m green boulevard / tree framed collector road through 
the sites which become the main spine road for vehicles, pedestrians, and cyclists. The 18m to 
16m local roads accommodate pedestrian facilities on one side and the option for stormwater 
conveyance (which could include raingardens or through a vegetated swale down the other 
side). 

Appendix S25 – Te Awamutu 
T11 Growth Cell Structure Plan 

S25.7 S25.7.4  The Design Guidelines provide a framework which will lead to positive outcomes for the 
landowners and the wider community. This encourages original design which considers the unique 
opportunities of the site and development areas. 

Appendix S25 – Te Awamutu 
T11 Growth Cell Structure Plan 

S25.9 (b) Te Awamutu T11 Growth Cell Design Guidelines, prepared by Boffa Miskell, dated 25 June 2020,
(Council document number 10411038).
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Signature of submitter: 
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sign on behalf of submitter) 

IJJ 
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In addition, Transpower operates substations at Karapiro and Te Awamutu. 

Waipā District Plan Framework relating to the National Grid  
The importance of Transpower’s assets and function have been recognised at a national level through 
the Resource Management Act’s (RMA) instruments of the National Policy Statement on Electricity 
Transmission (NPSET) and the National Environmental Standards for Electricity Transmission Activities 
(NESETA).  

The Waipā District Council has already partly given effect to the NPSET in the District Plan and the 
relevant provisions are contained within Section 15 “Infrastructure, Hazards, Development and 
Subdivision”, Section 17 “Works and Utilities” and relevant zone chapters of the Operative District Plan.1 
The National Grid traverses the Rural, Large Lot Residential, Residential, Reserves, and St Peters 
School Zones in the Waipā District. Within all of these zones except for the St Peters School Zone, the 
subdivision, use and development of land is controlled within a defined National Grid “Yard” and 
subdivision “Corridor” to ensure that potential adverse effects on the National Grid are appropriately 
managed, in accordance with the NPSET.2 Transpower largely supports the operative district plan 
approach in respect of the National Grid (noting the lack of provisions within the St Peters School Zone 
are of concern).  

Relevance of Proposed Pan Change 13  
Within the existing Waipā District Plan framework, there are several growth cells throughout Waipā 
District that are flagged as “deferred” growth zones. Proposed Plan Change 13 (“PPC13”) seeks to uplift 
the “deferred” status from 19 growth cells around Cambridge, Karapiro, Te Awamutu, Kihikihi, Te Miro, 
Rukuhia, and Ngahinapouri. 

Of relevance to Transpower and existing National Grid assets are Growth Cells C3 and C4 within 
Cambridge and Growth Cell K1 at Karapiro. The other areas subject to PPC13 do not feature or are not 
in close proximity to any Transpower assets.  

Specific details of the growth cells of relevance to Transpower are as follows. 

• Cambridge Growth Cell C3 
Within Growth Cell C3, under PPC13 the land in the Residential Deferred Zone would become 
Residential Zone and the existing Cambridge C1 and C2/C3 Structure Plan would come into 
force in full (i.e. without staging). In terms of the relevance of PPC13 to Transpower, the existing 
Otahuhu-Whakamaru A, B and C 220kV transmission lines traverse the adjoining St Peters 

School Zone and are within 11m of the Residential Deferred Zone which is subject to PPC13. 
As such, while the lines themselves are outside the plan change area, the Operative District 
Plan National Grid provisions would apply to land within the Residential Zone land subject to 
PPC13. This is supported.  
The existing District Plan zonings and National Grid Lines are shown in Figure 1. Existing 
District Plan zoning. The land coloured yellow and striped is the area subject to PPC13 and 
identified as Growth Cell C3. The St Peters School Zone is coloured brown. The National Grid 
lines traverse the St Peters School zone (shown in black).  

 

1 Operative August 2017 
2 The rules contained within these chapters give effect to Objective 15.3.14 and Policies 15.3.14.1-15.3.14.5 
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Figure 1. Existing District Plan zoning. The land coloured yellow and striped is the area subject to PPC13 and 
identified as Growth Cell C3. The St Peters School Zone is coloured brown. The National Grid lines traverse the 
St Peters School zone (shown in black).  

Transpower understands from a conversation with Council the existing St Peters School Zone 
would continue to apply and is not part of PPC13. While Transpower has no specific concerns 
with this approach, as previously conveyed to Council in its submission on PPC7, in the process 
of reviewing PPC13 it has come to Transpower’s attention that despite National Grid assets 
traversing the St Peters School Zone and being identified on District Plan Policy Map 4, there 
are no methods contained within the St Peters School Zone (Section 11) that give effect to the 
relevant operative objectives and policies in Section 15 regarding the National Grid. Specifically, 
there are no rules that manage subdivision, use and development within the National Grid Yard 
and National Grid Corridor in that zone, other than by reference to the mandatory New Zealand 
Electrical Code of Practice for Electrical Safe Distances (NZECP34:2001). Transpower 
understands that PPC13 does not amend Section 11 or the St Peters School Zone and as such 
any submission on the substance of that chapter would not be within the scope of the current 
Plan Change. Transpower instead wishes to raise this matter with the Council for further 
discussion in terms of its obligation to give full effect to the NPSET. 
 

• Cambridge Growth Cell C4 
Within Growth Cell C4, under PPC13 the deferred status will be uplifted, and the cell will be 
zoned Residential. PPC13 incorporates the council endorsed structure plan for C4 into the 
District Plan.  In terms of the relevance to Transpower, while there are no existing National Grid 
assets within the cell itself, the Otahuhu-Whakamaru A 220kV line is on the boundary of the 
zone and the National Grid corridor provisions within the District Plan would apply to a discrete 
area of the residential zoned land within PPC13. The existing District Plan zonings and National 
Grid Lines are shown in Figure 2. Existing District Plan zoning. The land coloured yellow and 
striped is the area subject to PPC13 and identified as Growth Cell C4. The National Grid lines 
border the C4 Growth Cell. 
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Figure 2. Existing District Plan zoning. The land coloured yellow and striped is the area subject to PPC13 and 
identified as Growth Cell C4. The National Grid lines border the C4 Growth Cell.  

 
• Karapiro Growth Cell K1 

Within Growth Cell K1, under PPC13 the deferred status will be uplifted, and the cell be zoned 
Large Lot Residential. In terms of the relevance to Transpower, the existing Arapuni-Hamilton A 
and B 110kV lines traverse the cell area. The existing District Plan zonings and National Grid 
Lines are shown in Figure 3. Existing District Plan zoning. The land coloured beige and striped 
is the area subject to PPC13 and identified as Growth Cell K1. The National Grid lines traverse 
the cell. 
 

 

Figure 3. Existing District Plan zoning. The land coloured beige and striped is the area subject to PPC13 and 
identified as Growth Cell K1. The National Grid lines traverse the cell.  
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Relief Sought  

Given the operative District Plan National Grid provisions within Chapters 15, 17 and the respective 
zone chapters would continue to apply to the growth cell areas, Transpower generally supports PPC13 
and the uplifting of the deferred status. Notwithstanding its support, Transpower seeks reference within 
the structure plan for C4 of the existing National Grid infrastructure in the form of amendment to the 
structure plan map itself and amendment to the structure plan text).  

Transpower seeks relief (with associated reasoning) in relation to the proposed Waipā District Proposed 
Plan Change 13 as detailed in Schedule 1. 

Please contact me on (09) 590 7072 or Environment.Policy@transpower.co.nz if you have any queries 
or should you require clarification of any matter. 

Yours faithfully 

Yours faithfully 

TRANSPOWER NZ LTD 

 

Rebecca Eng 
Senior Environmental Planner  
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Schedule 1 

Relevant 
Growth 
Cell    

Summary of PPC13 Changes  Relief Sought 
by 
Transpower  

Amendment Reason 

Cambridge 
C3 

Uplifting of the Deferred Zone to become 
Residential Zone. Operative Structure Plan 
Appendix S19 - Cambridge C1 and C2/C3 
Structure Plans will continue to apply.  
It is noted the St Peters School Zone will 
continue to apply and the area is not subject 
to PPC13.  
 

Support N/A Transpower supports the uplifting of the Deferred Residential Zone on Growth Cell C3 on 
the basis the Operative District Plan contains provisions to manage land use, development 
and subdivision around the National Grid in the Residential Zone in a manner that gives 
effect to the NPSET. 
 

Cambridge 
C4 

Uplifting of the Deferred Zone to become 
Residential Zone and inclusion of Cambridge 
C4 Structure Plan. 

Support in Part  Amend the Appendix S23 – Cambridge C4 Growth Cell 
Structure Plan map to identify the National Grid lines;  
 
And 
Insert a reference to the National Grid after paragraph 
S23.2.4 as follows:  
The National Grid high voltage transmission lines traverse 
land adjoining C4 Growth Cell. Provisions within the District 
Plan relating to the National Grid will apply to parts of land 
within C4 Growth Cell.  
 

Transpower supports the uplifting of the Deferred Residential Zone on Growth Cell C4 on 
the basis the Operative District Plan contains provisions to manage land use, development 
and subdivision around the National Grid in the Residential Zone in a manner that gives 
effect to the NPSET. While Transpower supports the inclusion of Appendix S23 
Cambridge C4 Growth Cell Structure Plan, it would support acknowledgement of the 
existing National Grid transmission lines which border the site. Such recognition would 
highlight the presence of the nationally significant infrastructure and provide a linkage to 
relevant provisions in the Operative District Plan. 

Karapiro 
K1 

Uplifting of the Deferred Zone to become 
Large Lot Residential Zone, and the removal 
the ‘Structure Plan Area’ notation. 
 

Support N/A Transpower supports the proposed changes to Growth Cell K1 on the basis the Operative 
District Plan contains provisions to manage land use, development and subdivision around 
the National Grid in the zone in a manner that gives effect to the NPSET. 
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Note to person making submission 

If you are a person who could gain an advantage in trade competition through the submission, your right 

to make a submission may be limited by clause 6(4) of Part 1 of Schedule 1 of the Resource Management 

Act 1991. 

Please note that your submission (or part of your submission) may be struck out if the consent authority 

is satisfied that at least 1 of the following applies to the submission (or part of the submission): 

■ It is frivolous or vexatious;

■ It discloses no reasonable or relevant case;

■ It would be an abuse of the hearing process to allow the submission (or the part) to be taken further;

■ It contains offensive language;

■ It is supported only by material that purports to be independent expert evidence, but has been

prepared by a person who is not independent or who does not have sufficient specialised

knowledge or skill to give expert advice on the matter.

Personal Information 

The information requested on this form, including your contact details, is required by the Resource 

Management Act 1991. The information will be held by the Council, and you may ask to check and correct 

any personal information that we hold about you. 

Your submission, including your name and contact details, will be made available for inspection at all 

Council service centres and libraries in accordance with the requirements of the Act. It may also be made 

available on the Council's website. A document summarising all submissions, including names and contact 

details of submitters will be posted on the Council's website 

If you believe there are compelling reasons why your contact details should be kept confidential please 

contact the processing planner for this application. 

LI.I 
Waipa 
DISTRICT COUNCIL 

Document Set ID: 10570343 

Version: 3, Version Date: 11/03/2021 

Submissions must be received by Waipa District Council 

by 5pm on Wednesday, 21 April 2021 

Page 3 of 3 
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The application for Plan Change 13 (PC13) seeks to uplift the deferred status of the pre-2035 future 
growth cells within the Waipā Operative District Plan (ODP), which includes the T6 growth cell. It also 
includes changes to a number of sections within the ODP to provide for site-specific details within 
these growth cells that have been determined through the structure plan processes. 

Brian Stevenson (the Submitter)  164 St Leger Road 
(held in Records of Title SA9A/288, SA4B/1266, and SA67D/153). This site makes up all of the T6 
growth cell located west of St Leger Road. Currently, 164 St Leger Road is identified within the ODP as 
being zoned Deferred Large Lot Residential Zone. The T6 growth cell is identified in the ODP as being 
a pre-2035 growth cell. The structure plan documents within PC13 for this growth cell were prepared 
for Council by Boffa Miskell in June 2020, with input regarding three waters undertaken by Tonkin and 
Taylor.  

There are two key, but separate, matters in relation to PC13 that the Submitter seek to have changed, 
outlined below under the headings A – Layout of the Structure Plan for the T6 Growth Cell, and B – 
Subdivision Standards for the Large Lot Residential Zone. 

A – Layout of the Structure Plan for the T6 Growth Cell 

The layout of the structure plan as it relates to 164 St Leger Road has several features that the 
Submitter believes are not practical for future development for the site. This includes the position and 
extent of stormwater reserve (other than that within 23m from the banks of the streams within the 
site) as well as indicative locations / configurations of the 18m local roads. 

A stormwater strategy review of the stormwater management and reserves on the subject site within 
the structure plan has been undertaken by CKL and is appended to this submission.  

This stormwater strategy reviewed the three waters assessment prepared by Tonkin and Taylor in 
relation to the subject site. It notes that much of the stormwater reserve for the site, other than that 
relating to the area within 23m of the banks of the streams, appears to be elevated above the stream 
channel and associated gully system. That means that large parts of the area indicated for stormwater 
reserve aren’t suitable for accommodating stormwater flow or storage for the upstream catchment 
on the eastern side of St Leger Rd as the land is higher or can’t be accessed by that catchment. There 
is a small catchment on the western side of St Leger Rd, uphill of the proposed stormwater area that 
is a contributing catchment.  

It is noted that Figure 1A of Tonkin and Taylor’s three waters assessment identifies the Puniu flood 
risk area within the T6 cell (taken from WDC GIS maps). This flood risk area does not coincide with the 
extent of the proposed stormwater reserve.  

It is also noted that the Tonkin and Taylor three waters assessment does not mention the need for a 
stormwater reserve within the land west of St Leger Rd but suggests (2.3.1.2 Stormwater Treatment) 
that vegetated swales should convey overland flows to the stream channels and that low lying areas 
of the growth cell are appropriate locations for stormwater bio-retention devices or wetland.  

Boffa Miskell’s Te Awamutu T6 Structure Plan Context Report notes that the proposed reserve will 
provide for people’s recreational interests, and the protection of landscapes, amenity, ecosystems, 
cultural and historical values and that they also fulfil an important stormwater management function. 
It goes on to note the measures that will be used to manage stormwater, none of which include the 
need for a large area of stormwater reserve. It states that the preliminary design includes high-level 
stormwater management solutions to ensure that water quantity and quality effects resulting from 
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future development are appropriately mitigated and accord with best practice. This will help inform 
more detailed technical assessments that will be necessary to support any subsequent resource 
consent applications under the District Plan and any regional stormwater discharge permits required 
under the Waikato Regional Plan and that these will need to be assessed in more detail as and when 
a more robust technical analysis of cumulative stormwater effects has been undertaken. 

The stormwater reserve currently identified within the structure plan for this site would also 
potentially result in cutting off runoff to tributary waterbodies. This could have adverse ecological and 
hydrological effects on the tributary waterbodies and their surrounding land. 

Changes to the layout of the development of 164 St Leger Road as they relate to the stormwater 
reserve would then have a knock-on effect to the layout of the roads within the structure plan for this 
site. Any change to the layout of the stormwater reserve and roads within this property should also 
be influenced by best practice urban design principles to ensure that these features are not designed 
in isolation based on specialist input. The urban design influence on the layout should include 
consideration of Community Protection Through Environmental Design (CPTED) principals, to ensure 
that quality residential amenity and safety in design outcomes are achieved. 

As such, the Submitter requests that the structure plan for the T6 growth cell as it relates to 164 St 
Leger Road be amended to:  
• Remove the two 18m local roads;
• Remove the stormwater reserve area north of the stream that runs east/west through the

property that is located beyond the 23m buffer of the stream; and
• Upon removal of the local roads and stormwater reserve area, an overlay should be added to the

plan that identifies that:
o Any application for resource consent to develop the property is subject to stormwater

management calculations and design in relation to demand for additional stormwater
reserve/s, transportation assessment for road layout, and urban design for overall
development layout.

The plan appended to this submission shows the changes outlined above that the Submitter seeks to 
have made to the structure plan for the T6 growth cell as it relates to this property. 

B – Subdivision Standards for the Large Lot Residential Zone 

The Submitters seeks to address the underlying issues for subdivision in the Large Lot Residential Zone. 
The zoning for T6 as shown in the T6 Growth Cell Structure Plan hinders the ability for clear differences 
between the Rural Zone and Large Lot Residential Zone and arguably does not represent an efficient 
use of land. Compliance with an average net lot area is currently required for subdivision within the 
Large Lot Residential Zone under Rule 15.4.2.1(j)(i) and (ii).  

It is considered that either of the two requirements to provide a larger average net lot area for 
subdivision within the Large Lot Residential Zone does not represent an efficient use of land. The 
current description of this this zone, as outlined in Section 3 – Large Lot Residential Zone in the ODP, 
is as follows: 
3.1.1 The name ‘Large Lot Residential’ reflects the predominantly residential nature of the zone, 

which has a lower density and a more rural feel than in the Residential Zone. The areas 
covered in the previous Waipa District Plan by the Rural Residential Policy Area have been 
incorporated into this zone along with the smaller villages and some proposed new areas. 
People living in this zone are generally seeking to live in a semi rural environment, while 
remaining within commuting distance to urban centres. 
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3.1.2 The location and extent of Large Lot Residential Zones have been defined within Future Proof 
(the Sub-Regional Growth Strategy) and the Waipa District Growth Strategy (the Growth 
Strategy). These areas are defined in response to the need to protect high class soils, rural 
character, reduce the potential for reverse sensitivity and manage infrastructure. Most Large 
Lot Residential Zones are focused around existing towns or rural villages that have been 
identified in the Growth Strategy as areas for future growth. However, the Rural Zone (rural 
residential policy areas) that were identified in the previous District Plan have also been 
retained; although they are more remote from services, and have not been identified as areas 
for expansion. Some specific rules in these areas need to be retained to ensure character and 
amenity is retained. 

3.1.3 Large Lot Residential Zone character is different from urban residential and/or rural 
character. The elements that generally define the District’s large lot residential character are: 
(a) Views to natural features including flat to rolling terrain, volcanic cones, and water

bodies; and
(b) Low density residential built form and residential land use; and
(c) Generally un-serviced with a lack of urban infrastructure such as reticulated water

and wastewater systems, and less services such as street lighting, footpaths, and
curb and channel road edging than the Residential Zone.

When considering an appropriate density of development in the above context, it would seem that 
requiring an average net lot area greater than the minimum net lot area (2,500m2) is an inefficient use 
of prime peri-urban land.  

When considering the desired outcomes for this zone in relation to lower-density residential amenity, 
the equivalent subdivision standards for the Rural Zone are worth noting. The Rural Zone anticipates 
an even greater sense of space and openness, yet the smallest lot size for the Rural Zone is 2,500m2 
(Rule 15.4.2.1(r)). There is no requirement for an average lot area for that or any of the other non-site 
specific subdivision standards in the Rural Zone. As such, it cannot be considered that the requirement 
to comply with an average net lot area is necessary to achieve the outcomes for space and openness 
within the Large Lot Residential Zone if it is not also applicable to a zone that is associated with an 
even greater expectation for a sense of space and openness. 

Additional land area is not necessary to ensure development of the future lots can accommodate on-
site services, namely wastewater management and disposal and stormwater management and 
disposal. It is common for an on-site wastewater management and disposal system designed to 
accommodate a four bedroom household unit to achieve compliant outputs on an approximately 
900m2 property. Allowing for disposal and management of stormwater to occur without interference 
with that of wastewater still requires an area of less than 2,500m2. 

Therefore, the Submitter seeks to remove the requirement for an average lot area for subdivision of 
properties within the Large Lot Residential Zone, i.e. delete both Rules 15.4.2.1(j)(i) and 15.4.2.1(j)(ii). 
The Submitter seeks this is applied to the subdivision rule within the T6 growth cell, as a minimum, 
i.e. they would not object to this being amended to apply universally to the Large Lot Residential Zone
across the District.
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Conclusion 

The other components of PC13 relevant to T6 are considered to be appropriately worded to 
accommodate the updated design for this growth cell, and the Submitter considers that these do not 
require any changes.  

Overall, Brian Stevenson supports the proposed Plan Change PC13 in part, subject to the amendments 
outlined above, and seeks that Council approves the plan change. 
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Note to person making submission 

If you are a person who could gain an advantage in trade competition through the submission, your right 

to make a submission may be limited by clause 6(4) of Part 1 of Schedule 1 of the Resource Management 

Act 1991. 

Please note that your submission (or part of your submission) may be struck out if the consent authority 

is satisfied that at least 1 of the following applies to the submission (or part of the submission): 

• It is frivolous or vexatious;

• It discloses no reasonable or relevant case;

• It would be an abuse of the hearing process to allow the submission (or the part) to be taken further;

• It contains offensive language;

• It is supported only by material that purports to be independent expert evidence, but has been

prepared by a person who is not independent or who does not have sufficient specialised

knowledge or skill to give expert advice on the matter.

Personal Information 

The information requested on this form, including your contact details, is required by the Resource 

Management Act 1991. The information will be held by the Council, and you may ask to check and correct 

any personal information that we hold about you. 

Your submission, including your name and contact details, will be made available for inspection at all 

Council service centres and libraries in accordance with the requirements of the Act. It may also be made 

available on the Council's website. A document summarising all submissions, including names and contact 

details of submitters will be posted on the Council's website 

If you believe there are compelling reasons why your contact details should be kept confidential please 

contact the processing planner for this application. 

LIJ 
Waipo 
DISTRICT COUNCIL 

:>cument Set ID: 10570343 

Submissions must be received by Waipa District Council 

by 5pm on Wednesday, 21 April 2021 

Page 3 of J 
10570343 
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data is attached to this letter. An assumed growth rate of 2.5% has therefore been used for
this road. This assumed rate uses average growth rates in the Waka Kotahi New Zealand
Transport Agency Economic evaluation manual for arterial roads in Waikato urban and rural
areas (2 and 3% respectively).

Cambridge Road has a posted speed limit of 80 km/h and an operating speed of 84 km/h for
northbound traffic and 82 km/h for southbound traffic. The site speed data is attached to this
letter.

The New Zealand Transport Agency Crash Analysis System (CAS) has two reported crashes in
the vicinity of the site in the last five years, as shown in Figure 3. There were also two crashes
at the Kaipaki Road intersection, and 14 crashes on the corner to the north of the site.

Figure 3: Crash locations

Of the two crashes in the vicinity of the site, both were loss of control crashes. One crash
involved a northbound and the other a southbound vehicle. The crashes resulted in no
injuries, and one crash occurred in wet conditions. Both crashes occurred prior to 2019, when
the speed limit in this area was 100 km/h.

Of the two crashes at Kaipaki Road, one was a turning crash with suspected alcohol which
resulted in a serious injury. The other crash involved a driver under the influence of alcohol
and a pedestrian, resulting in a minor injury. Again, both crashes occurred prior to 2019.
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The Waka Kotahi/NZ Transport Agency Research Report 453 “Trips and parking related to land
use” gives the trip generation rate for urban dwellings of 1.2 trips/unit.

Flow diagrams using the different development rates for the peak hours are provided in
Figure 5.

Figure 5: Site flow diagrams

Proposed Intersection Location
The proposed location is Cambridge Road RP 0/19.973. This location is directly opposite the
access to 3783 Cambridge Road. The location is a compromise between obtaining maximum
sight distances, optimising separation distances, and providing the benefit of improved
connectivity to the site.

Figure 6: Proposed access location – 3794 Cambridge Road
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Table 1: Required road dimensions

The current C4 layout includes a north/south collector road from Silverwood Lane north. The
collector road designation may not be necessary with the proposed site design. Alternatively,
the road in from the proposed intersection and a connection between this road through to
Silverwood Lane may be designated as collector road. This road hierarchy is indicated on
Figure 8. The final site layout will also need to tie in with the proposed layout to the south of
the site.
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Figure 9: Sight distance from proposed intersection to the north

Figure 10: Sight distance from proposed intersection to the south
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Figure 11: Sight distance from opposite the proposed intersection to the north

Figure 12: Sight distance from opposite the proposed intersection to the south

Separation Distances
The intersection separation distances at the proposed intersection are acceptable, however
the access to intersection distance does not meet the required criteria.

The 80 km/h posted speed requires a 100 m access to intersection separation distance.
Accesses within this distance include the following:

· 3783 Cambridge Road – directly opposite the proposed intersection.
· 3796 Cambridge Road – 15 m north of the proposed intersection, on the same side of

the road.
· 3791 Cambridge Road – 85 m north of the proposed intersection, on the opposite side

of the road.
· 3774 Cambridge Road – 95 m south of the proposed intersection, on the same side of

the road.
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The extra travel time per trip for northbound vehicles from areas north of the proposed
intersection is approximately 1.2 minutes per trip (1 km at 50 km/h). This detour will be
frustrating for drivers and will result in increased travel costs. Using passenger car vehicle
operating costs of 21.8 cents/km from the NZTA Monetised benefits and costs manual for
50 km/h, gives a yearly cost of approximately $92,000 without the additional intersection
(106 lots x 10.9 trips/lot x 365 x $0.128).

The proposed intersection will have the added benefit of decreasing traffic volumes through
the Kaipaki Road intersection, increasing the time before this intersection needs to be
upgraded.

Cambridge Road Speed Limit
The Waka Kotahi/NZTA speed management guide indicates that urban arterial roads should
have a speed limit of 50 km/h, with 60-80 km/h appropriate where there are fewer
intersections and mode separation for active users, appropriate to this site. The higher value
of 60-80 km/h is considered appropriate for this site following development of the C4 area.

The MegaMaps safe and appropriate speed limit for this section of Cambridge Road is
60 km/h. It is currently listed as being in the top 10% of DSi saving network sections, however
this is based on the previous speed limit of 100 km/h. It is recommended that Council consider
reducing the speed limit on this section of Cambridge Road to 60 km/h following development
of the northern part of the C4 growth cell.

Conclusions and Recommendations
The provision of a new intersection to access the northern part of the C4 growth cell will
improve accessibility to this area and reduce travel times and costs. No adverse safety or
capacity effects are anticipated as a result of the new intersection. The proposed intersection
location has good sight distances and an appropriate location and design to accommodate an
adjacent access on the opposite side of the road. The required design for the intersection will
include a full right turn bay.

It is recommended that Council consider reducing the speed limit on this section of Cambridge
Road to 60 km/h following development of the northern part of the C4 growth cell.

Please contact the undersigned if you have any queries regarding this matter.

Yours sincerely

Tara Hills
Senior Traffic Engineer
MSc, CMEngNZ, CPEng

28



Page 15

Attached:
· Scheme Plan
· Traffic count data
· Operating speed data
· CAS data
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CAS Data
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5. The specific provisions of the plan change my submission relates to are: (give details)

⃝ I SUPPORT

⃝ I SUPPORT IN PARTSelect 
one

⃝ I OPPOSE 

6. My submission is: (please include the reasons for your view)

7. I seek the following decision/s from Council: (give precise details – e.g. what you would like the wording of a specific
provision (or map) to be changed to)

8. Signature of submitter (note: a signature is not required if you make your submission by electronic means, however please
type your name below)

Signature of submitter:
(or person authorised to 
sign on behalf of submitter)

Dated 

Version: 3, Version Date: 11/03/2021
Document Set ID: 10570343
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SUBMISSION BY COOMBES ON PLAN CHANGE 13 – UPLIFTING DEFERRED ZONES 

1. Submitter Details

This correspondence is a submission on Plan Change 13 – Uplifting Deferred Zones on behalf of 
Coombes Farms Ltd, Cameron Coombes and Sheree Coombes.   

The submitter details are as follows: 

Submitter: Coombes Farms Ltd, Cameron Coombes and Sheree Coombes.  

Address for Service: C/-Bloxam Burnett & Olliver 
A  

 

 

Coombes Farms Ltd, Cameron Coombes and Sheree Coombes would like to be given the opportunity 
to present their submission in person.  

2. Background to Submission

Coombes Farms Ltd, Cameron Coombes and Sheree Coombes (Coombes) collectively are a major 
landowner in Ngahinapouri. More specifically they own most of the land within the N3 growth cell1 
and they also own all of the land within the N2 growth cell.  Outside of those growth cells the Coombes 
entities also own 60ha of land south of Reid Road that connects with Cochran Road, and a further 
93ha of land north of Reid Road that connects with Old School Road.  The extent of the Coombes 
landholding in Ngahinapouri is identified on the attached Property Ownership Plan, along with the N2 
and N3 locations. 

Because of the significant landholding that Coombes have in both the N2 and N3 growth cells and their 
long-established history with the Ngahinapouri district they have been actively involved in growth and 
development issues that affect Ngahinapouri. This has included being a submitter in the prior District 
Plan review, submitter on Waipa 2050, and more recently have been engaging closely with Council, 
and the wider community, on the Ngahinapouri Village Concept Plan.  The provision of the 
Ngahinapouri Village Concept Plan is also a direct result of previous submissions the Coombes have 
made.  Plan Change 13 (PC13) and the subsequent growth of Ngahinapouri that PC13 and Waipa 2050 
enables is consequently directly relevant to the Coombes family and they support the intent of what 
PC13 is seeking to achieve. Furthermore, because of the extent of the landholding Coombes own they 
have the ability to work with Council to enable the most logical development of Ngahinapouri. 

As currently provided for PC13 will rezone the N2 growth cell land from Deferred Large Lot Residential 
with the need for a Structure Plan to Large Lot Residential with no Structure Plan requirements.  In 
relation to the N3 growth cell, there is no zoning change proposed (i.e. it stays zoned Deferred Large 
Lot Residential with a requirement for a Structure Plan) as it is identified as a post 2035 growth cell in 
Waipa 2050.   

1 Apart from four lifestyle blocks at 29, 73, 89 and 101 Reid Road. 
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The land within the N2 growth cell is part of a total dairy farm of approximately 250ha providing 
grazing for 1150 milking cows. The 18ha in N2 consist of the closest paddocks to the dairy shed, is free 
draining sandy loam soil type (LUC1), is used in the spring to calve cows (without the need for on-off 
grazing in wet weather) and also provides the most direct route between the dairy shed and the N3 
land, which also forms part of the milking platform. The 60ha in N3 is less desirable land from a dairy 
perspective. It requires the cows to cross over Reid Road and is a much heavier silt loam soil (LUC3-5). 
This soil type requires on/off grazing over winter and spring months, to avoid pugging, and is not 
suitable for calving cows on.  The N3 land also requires the cows walk up to 2km one way to the dairy 
shed. This distance is at the recommend limit for a dairy cow without have an adverse effect on 
production and animal health.  During the summer months the N3 land is only used by animals that 
are milked once a day to reduce this stress.  

As noted above, the land contained within the N2 growth cell is a more desirable piece of land for the 
dairy platform. The N2 growth cell is further separated from the Ngahinapouri centre and school than 
the N3 growth cell which is opposite.  For these reasons, the Coombes have a preference to develop 
the N3 growth cell ahead of the N2 growth cell. The focus of this submission is a request that Council 
effectively swaps the N2 development potential that will be enabled by PC13 so that it lies across 
approximately 18ha of the N3 growth cell. The land signalled to be swapped is set out in the attached 
Land Swap Plan.  The area contained within the Land Swap Plan is approximately the same area of 
land available for Large Lot Residential development in the N2 growth cell, and is a preferred a 
preferred outcome that will allow for continued productive use in an area of the dairy farm that is 
close to the milking shed. 

The additional changes sought in this submission are within the scope of PC13.  The fundamental test 
for scope is set out in Clause 6 of Schedule 1 of the Resource Management Act 1991 (RMA), which 
states that a person may make a submission “on” a proposed plan change. The leading authority on 
this issue of scope is Palmerston North CC v Motor Machinists Limited [2013] NZHC 1290, which sets 
out two tests which must be satisfied for a submission to be “on” a proposed plan change.  

1. The submission must reasonably be said to fall within the ambit of the plan change.  If the
submission raises matters addressed in the Section 32 Report that is a reasonable indication
it is “on” the plan change.

2. Whether there is a real risk that persons directly or potentially directly affected by the
additional changes proposed in a submission will have been denied an effective opportunity
to respond to those additional changes. In this case the changes sought are being made by
the owner affected by the changes and will not result in a net increase in developable land in
Ngahinapouri, nor do the changes give rise to any trade competition issues. In addition the
changes reflect proposals set out during widespread consultation within the community
regarding the Ngahinapouri Village Concept Plan.

This request is appropriate for the following reasons: 
1. The change affects two land parcels that are within the scope of PC13.  We note that in relation

to Objective 1 (section 5.3.1 of PC13) Options 1, 3 and 4 are relevant.  Option 1 is to retain the
Status Quo, Option 3 is to remove Deferred Zones entirely and Option 4 is to Uplift pre-2035
Deferred Zones.  Coombes seek to retain the Deferred Zone over N2 and to instead uplift the
Deferred Zone over an equivalent portion of N3 while retaining the Deferred Zone over the
balance.

2. The request is being made by the owner affected by the change and will not result in a net
increase in developable land in Ngahinapouri, nor does the change give rise to any trade
competition issues.
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Submission on Proposed Plan Change 13 

16  April 2021 

Submission to Waipa District Council – districtplan@waipadc.govt.nz 

Waipa District Council 
Private Bag 2402 
Te Awamutu 3840 

Submitter details: 

 
 

 
 

 
 

 

: 

This is a submission on Proposed Plan Change 13 (“PC13”) to the operative Waipa District Plan: 

My client could not gain an advantage through trade competition through this submissions, TA 
Projects is directly affected by the Proposed Plan Change. 

The specific provisions that this submission relates to are: 

The whole proposed plan change.  

·· Strategy ·· Policy ·· Planning ·· 

consulting  shearer PO Box 60240 
Titirangi Auckland 
mob: 021 735 914 

e: craig@craigshearer.co nz 
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The reasons for the submission are: 

(i) There is significant demand for new residential development in Waipa District, and the 
District is identified as a high growth area in the National Policy Statement on Urban 
Development 2020. The District Plan as it currently stands requires areas set aside for 
residential growth before 2035 to go through an expensive and time-consuming structure 
plan and plan change process, followed by a resource consenting process.  This is hindering 
and slowing the development process.  Yet the land is already set aside as being suitable 
for urban development with its “deferred” zoning. 
 

(ii) Major impediments to development occurring such as inappropriate provision of network 
water and wastewater services have now been overcome, so there is no reason why the 
Council its District Plan should not seek to facilitate faster conversion of appropriate land 
into residential use, to cater for demand. 

 
(iii)  This submission seeks to reduce the process currently needed to enable land holdings to 

convert land from the “deferred” status to an operative residential status, with Council still 
managing all actual and potential adverse effects through the resource consent process.  
To achieve that end, this submission supports the uplifting of the ”deferred” designation 
of land currently proposed to be development up until 2035, and specifically the land in 
the T3 cell in Te Awamutu.   

 
(iv) This submission is that PC13 is consistent with Part 2 of the Resource Management Act.  

The application will promote sustainable management of the physical resources of the Te 
Awamutu community by providing for dwellings which will affect the town’s ability to 
provide for its social, economic and cultural well-being. The proposal adequately has 
particular regard to amenity values, and the maintenance and enhancement of the quality 
of the environment. It is also consistent with National Policy Statement on Urban 
Development 2020. 

 
 
I seek the following decisions by Council 

(i) Amend Section 14 – Deferred Zone as proposed in PC 13 to ensure the properties in the 
“Te Awamutu Residential Growth Cells – anticipated now to 2035” are removed from the 
Deferred Zone in the Operative District Plan and instead are moved into the land zoned 
“Residential”. 
 

(ii) Amend Section 14 – Deferred Zone as proposed in PC 13 to require a plan change process 
as a pre-requisite for re-zoning post-2035 deferred land into an operative zoning. 

 
(iii) Amend Appendix S1.1.1 as proposed in PC 13 as follows: 

 
Pre-2035 Growth Cells have been zoned according to the intended future land use, while 
Post-2035 Growth Cells, and most have been included within a Deferred Zone in this 
District Plan to indicate the intended future land use and to ensure that the future use of 
these Post 2035 Growth Cells is not compromised by present day development. 
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(iv) Appendix S1 – Amend the table on pages 28,29, Te Awamutu Residential Growth Cells – 
anticipated now to 2035 as proposed in PC13. 
 

(v) 2.12 Planning Maps.  Amend Maps 37 – Te Awamutu/Kihikihi Overview and 39 - Te 
Awamutu East, by deleting the “Structure Plan” designation from Cell T3 at 836 Bond 
Road, Te Awamutu.  There may be similar designations to be removed from other cells in 
the Te Awamutu area to align with PC13.   

 
(vi) Part B – Section 32 Evaluation. I support the Evaluation report and particularly Option 4 - 

Uplift pre-2035 Deferred Zones, and this should be approved.  
 

 
TA Projects wishes to be heard in support of this submission 
 
 

 

 

 
Craig Shearer 
Principal 
Shearer Consulting Limited 
On behalf of TA Projects Limited  
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