
Before the Hearings Panel   
  
 

In the Matter of the Resource Management Act 1991 (Act) 

And  

In the Matter Hearing 25: Zone Extents for the Proposed District 
Plan (the ‘PDP’) 

 

  

 

 

 

  

  

 
Statement of Primary Evidence of Nicholas Colyn Grala on behalf of Thorntree 

Orchards, Cindy and Tony Young and Parkmere Farms  
 

Dated 17 February 2021 
 

 
 
 
 
 
 
 
 
 

Jeremy Brabant 

Barrister 

Level 4, Vulcan Building Chambers 

PO Box 1502, Shortland St 

Auckland City 

021 494 506 

Email: jeremy@brabant.co.nz 



2 
 

 
Introduction 

 

1. My full name is Nicholas Colyn Grala.  I am employed at Harrison Grierson as 

the Planning and Urban Design Manager of the Company’s Auckland office.  I 

hold a Bachelor of Planning from the University of Auckland and I am a full 

member of the New Zealand Planning Institute and a member of the Resource 

Management Law Association. 

 

2. I have over 15 years’ planning experience in district and regional planning.  

Details of my relevant and recent experience are contained in Attachment 1.   

 

3. I prepare this statement on behalf of Thorntree Orchards (Submitter 

Reference 54, Further Submission Reference 1054), Cindy and Tony Young 

(Submitter Reference 735, Further Submission Reference 1221) and Parkmere 

Farms (Submitter Reference 696, Further Submission Reference 1283) who 

made submissions on the zoning that was applied to an area of land to the 

east of Pokeno by the PDP.  Those submissions both sought and supported a 

Village zoning being applied to the area instead of the Rural zone that was 

proposed within the notified version of the PDP.  Thus, the submissions sought 

a live zoning which would enable intensification for the land in question.  At 

the time these submissions were made the notified PDP did not make 

provision for any Future Urban Zone (FUZ). 

 
4. The Submitters are all landowners within an area that is defined by State 

Highway 1, Avon Road and State Highway 2 (which I will refer to as ‘Pokeno 

East’).1  This roughly triangular area of land comprises some 64ha and is split 

between 24 different parcels and 19 different landowners.  A plan identifying 

the location of Pokeno East and defining its extent is included as Appendix 2.  

 
5. A detailed analysis of the site features and context for Pokeno East is included 

within the respective statements Mrs Jack and Mr Vile, but by way of 

 

1 I note that Pokeno East is already referenced and included within the projections made in 
Framework Report. The report does not define the area but I assume it includes the Pokeno East area 
that is subject to my statement plus some additional land given it predicts a yield of approximately 
900 houses.  



 

 

 

summary, the key features of Pokeno East are: 

 
a. State Highway 1 and 2 that define the western and northern extents 

while Avon Road, Gulland Road and Fraser Road that define its 

eastern and southern extent;  

 

b. Most of the land is in rural pasture, with a gentle topography and 

favourable north facing aspect. 

 

c. A freshwater stream and wetland area bisects the eastern area of 

Pokeno East, which runs in a roughly north – south direction.  

 
d. The overhead electricity lines of the National Grid more or less 

follow the same corridor as the stream, crossing the eastern portion 

of Pokeno East in a north – south direction.  

 
e. The northern corner contains the historic St Mary’s on the Hill 

church, while at the opposite end, a former church and the Pokeno 

Cemetery are located just outside the southern extent. 

 
f. Adjacent to the north western corner is the Pokeno Domain and a 

popular off the leash dog exercise area.  The domain contains a 

stand of historic Oak trees as well as community tennis courts.  

 
6. I visited the site on the 30th of October 2020 but I am also generally familiar 

with the surrounding area having grown up in nearby Pukekohe.   

 
7. I record that I have read and agree to abide by the Environment Court’s Code 

of Conduct for Expert Witnesses as specified in the Environment Court’s 

Practice Note 2014.  This evidence is within my area of expertise, except 

where I state that I rely upon the evidence of other expert witness as 

presented to this hearing.  I have not omitted to consider any material facts 

known to me that might alter or detract from the opinions expressed. 

 

  



 

 

 

Scope of Evidence 

 
8. My statement of evidence will address the reasons why it is appropriate for 

Pokeno East to be urbanised.  It provides: 

a. An overview of the submissions and why a village zone outcome is 

no longer appropriate; 

b. The key reasons why urbanisation is appropriate; 

c. An assessment of the Rezoning Assessment Framework; 

d. The required s32AA assessment supporting the proposed rezoning; 

and 

e. An assessment of the proposed Future Urban zone provisions.   

 

9. In preparing my evidence I have read the following:  

a. The Section 42a Report for Hearing 25 Zone Extents: Framework 

Report on behalf of Waikato District Council by Dr Mark Davey and 

dated 19 January 2021; and 

b. The Section 42a Report for Hearing 25 Zone Extents: Future Urban 

Zone and Residential Medium Density Zone on behalf of Waikato 

District Council by Johnathan Clease dated 26 January 2021.  

c. The Section 42a Report for Hearing 6 Village Zone - Subdivision on 

behalf of Waikato District Council by Johnathan Clease dated 8 

November 2020.  

d. The Statement of Chris Scrafton on behalf of Pokeno Village 

Holdings Limited on Topic 3: Strategic Objectives.   

 

 

Submission overview and why a village zone outcome is no longer appropriate 

 
10. I was not involved in preparing the submissions made by the submitters, but 

they broadly sought for Pokeno East (as well as an area of additional land that 

is no longer being pursued) to be rezoned from Rural (as notified) to Village 

zone under the PDP.   They were prepared and submitted prior to the gazetting 

of the National Policy Statement for Urban Development 2020 (NPSUD) and 

were predicated on the basis that the proposed Village zoning (along with the 



 

 

 

residential zone extent that was already included within the PDP) was 

sufficient to meet the housing demand that was predicted for the next 30 

years - as required by the National Policy Statement on Urban Development 

Capacity 2016 (NPSUDC) that applied at the time.   

 

11. I will now briefly address the notified rural zoning that was applied to Pokeno 

East before moving on. 

 

12. Dr Davey has identified that the new requirements of the NPSUD has meant 

that the District Plan needs to make an additional allowance of development 

ready residentially zoned land in order to meet the NPSUD + 20% 

requirement2 and has derived how this then applies to demand and supply at 

Pokeno (refer Image 1 below)3.  

 
13. As the Panel will be aware, s75(3)(a) of the Resource Management Act 

requires district plans to give effect to national policy statements.  Pokeno East 

has been included within the areas required to be residentially zoned to meet 

the projected demand for Pokeno by reference to the NPSUD.  Based on that 

analysis, residential zoning of Pokeno East is necessary in order for Waikato 

District Council to provide the mandated residential supply within the 3-10 

year horizon.4  In my view, this means that the notified rural zoning that the 

PDP has applied to Pokeno East cannot be retained if Waikato District Council 

are to meet the requirements of the NPSUD and it clearly must be rezoned to 

enable some form of residential use in line with the projected demand for 

Pokeno.   

 
14. The analysis above aligns with identification of Pokeno East in strategic 

planning documents as an area for residential expansion contiguous to 

Pokeno. I provide further details of these strategic planning documents later 

in my statement (refer paragraph 28).  

 

 

2 Section 42a Report for Hearing 25 Zone Extents: Framework Report, page 3 
3 Section 42a Report for Hearing 25 Zone Extents: Framework Report, page 93 
4 It is also relevant to recall that actual construction once live zoned takes significant time – the 
economic assessment included with the statement of Mr Foy assumes a land development phase of 3 
years with build out taking 5 years, meaning an 8 year delivery time for all dwellings. 



 

 

 

15. Mr Clease has indicated in his Zone Extents report, in the context of discussing 

the FUZ zone, that where rezoning to residential is more than 20 years away, 

it may well be most appropriate for the land in question to remain rural.5  That 

is not the case here. 

 
16. I therefore conclude that a rural zoning would not be most appropriate, where 

the land in question is needed from a residential supply perspective within a 

3-10 year timeframe.  This conclusion also relies on evidence on behalf of the 

submitters from Ms Dobson which establishes additional reasons why a rural 

zone would not be most appropriate for Pokeno East. 

 

Figure 1:  Projected Demand & Supply at Pokeno under the NPSUD 2020 (Source Section 
42a Report for Hearing 25 Zone Extents: Framework Report, page 93) 

 

17. Turning back to the submissions, they adopted a rationale that the proposed 

Village zone could be intensified over time, with additional roads and infill 

housing able to be achieved when reticulated services were extended to the 

area. The premise being that this would protect the ability to achieve a 

residential density in the future. Rule 24.4.2 expressly enabled subdivision of 

 

5 Zone Extents Report, page 34 



 

 

 

the Village Zone to 3,000m2 sized lots, and further subdivision down to 

1,000m2 sized lots upon public reticulation for water and wastewater. While 

this rule was limited to Te Kowhai and Tuakau, Sir William Birch presented 

evidence at Hearing 6 on behalf of the Pokeno East submitters explaining how 

that approach could be applied to this site.   

 
18. I do not agree with this premise.  In my experience, lower density residential 

/ countryside living development, like what is anticipated for the Village zone, 

is either not intensified in the future, or if it is, it is not able to be carried out 

efficiently to best make use of the land resource or achieve desirable urban 

outcomes.  This is because large lot sizes of approximately 3,000m2 tend to 

result in large single storey dwellings that are centrally located within a site 

with large curtilage areas.  Similarly, the roading layouts for rural lifestyle are 

not designed with future intensification in mind.  They tend to adopt rural 

lane designs and do not follow a regular grid layout that can easily be adapted 

for intensification.   

 
19. Real world examples also suggest that people who choose to live in these 

areas often do not have a desire for these areas to be intensified in the future.  

They presumably choose to live in such areas because of the larger house and 

lot sizes along with the semi-rural character created by these types of 

developments – thereby being less likely to support loss of these attributes 

through developing / intensifying their properties.  An example of this is the 

large lots located in Karaka (along Normanby Road and Derbyshire Lane) that 

have yet to be intensified despite a residential zoning being applied to them 

by the Auckland Unitary Plan or the Franklin District Plan before that.  

 
20. Mr Clease (on behalf of Waikato District Council) was similarly pessimistic on 

the ability or likelihood of the Village zone to be intensified, predicting 

3,000m2 lots to be more of an end state than a transition to a higher density 

and residential environment6.  He then went on to identify a range of more 

suitable planning tools to enable for intensification and growth over time7; 

including (1) providing for future growth areas by applying live urban zoning; 

 

6 Section 42a Report for Hearing 6 Village Zone – Subdivision, Paragraph 94 
7 Section 42a Report for Hearing 6 Village Zone – Subdivision, Paragraph 95 



 

 

 

(2) providing for future growth area by applying a live urban zoning but with 

a trigger or hurdle that must be overcome in order for development to occur; 

or (3) providing for future growth areas by applying a Future Urban zoning to 

signal where future growth will occur but preventing it from being urbanised 

until such time as it is able to be.   

 
21. Dr Davey has likewise recommended that there be no additional zoning of 

Village zone within the Waikato District for similar reasons to what I have set 

out above.8 

 
22. The professional opinion of Mr Clease, Dr Davey and myself is that a Village 

zone applied to Pokeno East will not deliver the residential outcomes required 

by the NPSUD and supported by strategic planning documents. 

 
23. In my opinion the Village zone is not an appropriate zone to enable future 

growth around Pokeno, and thereby also inappropriate for Pokeno East.9 

Consequently I have turned my mind to what zone is suitable?  In my view this 

would be either a FUZ or Residential zone.  I have undertaken a full analysis of 

these options in line with the assessment required by the RMA.  In summary 

however, if the evidence on behalf of the submitters and my analysis with 

respect to the various considerations is accepted, then in many respects the 

ultimate choice comes down to (1) when the supply of additional residential 

land is required; and (2) when Pokeno East can be serviced by water and 

wastewater infrastructure.   

 
24. I have already identified that based on Council’s own analysis the revised 

supply targets of the NPSUD has meant that Pokeno East is likely to be 

required in the 3-10 year horizon (and is certainly required well within the 10-

30 year horizon).   Thus, either FUZ or a live zone are possibilities.  The time 

frame to when the residential capacity is needed (taking account also of 

practicalities such as the minimum land development timeframe of 3 years 

from the point at which a live residential zone is imposed) is sufficiently short 

 

8 Section 42a Report for Hearing 25 Zone Extents: Framework Report, Paragraph 258. 
9 Refer to paragraphs 20-21 in my statement for the reasons why Pokeno East should supply part of 
the predicted future growth demand of Pokeno.  



 

 

 

that in my opinion a live zone could appropriately be applied through this 

planning process if such an outcome were assessed as appropriate more 

broadly (in other words, in my view the timeframe within which Pokeno East’s 

capacity is required does not act as a disqualifying factor for a live residential 

zoning being imposed “now”). 

 
25. This then makes the choice of whether a live residential or future urban zone 

is best suited largely dependant on when Pokeno East can be serviced.  Mr 

McGregor has set out the likely servicing scenario in his statement, noting that 

a suitable wastewater and water connection (that has sufficient capacity) is 

not guaranteed to be achieved within the next 10 years due to the capacity 

limitations that exist10.  This in part is due to the fact that the current capacity 

for wastewater is already set aside to accommodate growth in Pokeno, 

Tuakau, Pukekohe and Paerata and it is difficult to determine when and how 

much of this capacity will be taken up by growth in these areas. 

 
26. In that context I am therefore of the opinion that while finally balanced, the 

FUZ is the most appropriate zoning that should be applied to Pokeno East 

within the PDP, rather than a live residential zone.  This is also consistent with 

the direction that Mr Clease has set out within the s42a Report for the FUZ.  

 
27. If, prior to decisions being released on the PDP, either Watercare or Waikato 

District Council were to provide alternative guidance that it was feasible / 

likely to be able to provide the required infrastructure connection to Pokeno 

East within the next 10 years, then in my opinion the Panel could apply a 

residential zoning to Pokeno East.  This would assume that the detailed design 

for urban development would occur as part of the subdivision resource 

consent stage, noting the evidence of Mr Vile includes a detailed urban design 

analysis culminating in an Indicative Masterplan which covers much of the 

same ground that would be addressed in a structure plan.    

 

  

 

10 Statement of Mr Campbell McGregor, paragraphs 15-20 



 

 

 

Why urbanisation of Pokeno East is appropriate 

 

28. Pokeno East has already been identified as a future growth area by the 

following strategic growth documents11: 

 

a. The Hamilton to Auckland Corridor Plan 2020 has developed an 

integrated spatial plan and establishes an ongoing growth management 

partnership for the corridor.  Pokeno East is included as an identified 

priority development area within the Plan. The Wāhi mahi and wāhi 

noho plan identifies Pokeno East as ‘potential future urban’, while 

Pokeno is identified as a main future housing and employment growth 

cluster with development potential.  A copy of this plan is included as 

Appendix 3.  

 

b. The Future Proof Strategy 2017 is a 30-year growth management and 

implementation plan for the Waikato sub-region including the Waikato 

District.  Pokeno East is located adjacent to existing urban settlement in 

Pokeno and at a key node in the Waikato District.  It is importantly also 

within the indicative Urban Limits for Pokeno identified in the Future 

Proof Settlement Pattern.  A copy of this plan is included as Appendix 

4. 

 

c. Waikato 2070 is a guiding document that is used to inform how, where 

and when growth occurs in the Waikato District over the next 50-years.  

Pokeno East is specifically identified in the Pokeno Development Plan 

as a location for residential activity with a development timeframe of 

10-30 years (but noting this was developed prior to the NPSUD coming 

into effect which has meant this supply is now predicted to be required 

earlier12). A copy of this plan is included as Appendix 5. 

 

  

 

11 A full and detailed analysis of these documents are included within the Lens 2 Assessment in 
Appendix 6 of my statement.  
12 Section 42a Report for Hearing 25 Zone Extents: Framework Report, page 93 



 

 

 

d. Pokeno Local Area Blueprint was commissioned by Waikato District 

Council in 2018. The Blueprint was developed and delivered through a 

series of intensive consultation and Inquiry-By-Design workshops 

between July and November 2018.  A final blueprint document was 

released in June 2019 and it includes a specific Blueprint for Pokeno. 

The aim of the Blueprint is stated as being “to provide a high-level 

‘spatial picture’ of how the district could progress over the next 30 

years, address the community’s social, economic and environmental 

needs, and respond to its regional context”.   The blueprint provided 

support to residential expansion within Pokeno East.  A copy of the 

blueprint is included as Appendix 6. 

 

29. The submitters have also commissioned an evidential basis supporting the 

urbanisation of Pokeno East. 

 

a. Mr Vile has presented Urban Design evidence that incorporates a 

detailed Site and Context Analysis of Pokeno East and which concludes 

that urbanisation is appropriate.  This includes an Indicative Masterplan 

that illustrates how Pokeno East could be developed for residential use 

and how this would better integrate the social infrastructure that exists 

within (and immediately adjacent to) Pokeno East to the existing 

Pokeno urban area.    

 

b. Mrs Jack has presented Landscape evidence that includes a detailed 

analysis of the landform of Pokeno East and the ability for urbanisation 

of Pokeno East to be absorbed into the surrounding environment.  Mrs 

Jack finds that Pokeno East is suitable for urbanisation due its 

predominant landform, which provides large areas with gentle grade 

that are appropriate for various levels of urban development.  Mrs Jack 

also identifies that urbanisation will enable an opportunity to restore 

and enhance the natural watercourse that runs through Pokeno East, 

which would result in both notable public amenity and an enhanced 

natural environment.  She concludes that urbanisation will have a low 

visual impact given the landform within Pokeno East and its 



 

 

 

surrounding environment, which provide limited views into an 

urbanised Pokeno East.  

 

c. Mr Campbell has presented Civil Engineering evidence with respect to 

the infrastructure connections and serviceability of Pokeno East.  He 

utilised the Indicative Masterplan as a reference for his infrastructure 

analysis, finding that; (1) stormwater within this catchment represents 

a constraint and that a solution is feasible; and (2) there are both 

wastewater and potable water constraints with regards to capacity, but 

that neither are insurmountable, and it is a question of when the 

capacity would be available within these networks rather than if. 

 

d. Mr Black has presented Transport Engineering evidence that assesses 

whether the urbanisation of Pokeno East is appropriate from a 

transport perspective.  Mr Black has undertaken an assessment of the 

surrounding transport network (including public transport, roads and 

pedestrian / cycle connections) and analysed the condition and 

capacity of these in relation to the Indicative Masterplan that has been 

prepared.  He found that urbanisation of Pokeno East requires both 

corridor and intersection upgrades and improvements but that this 

could occur as part of the development process. He concluded that 

urbanisation can be accommodated by the road network when 

combined with appropriate road improvements implemented as part 

of a future plan change and/or any subsequent resource consent 

process.   

 

e. Mr Foy from Market Economics has present Economic that includes an 

economics assessment of the urbanisation of Pokeno.  The assessment 

considered the positive economic effects on the local area and the 

Waikato Region associated with building 300 new houses in Pokeno 

East; the ongoing economic benefits arising from the spending patterns 

of 300 additional households; a description of any other likely 

economic benefits arising from urbanisation of Pokeno East; and 

consideration of the likely costs of the long-term loss of rural productive 



 

 

 

land.  The assessment found that: 

i. The ability to continue to use the land for rural production 

was constrained by land fragmentation, the emergence of 

reverse sensitivity effects and limited access to natural 

resources (water).  These challenges, combined with what 

appears to be a likely future conversion to residential 

activities,13 will limit capital investment in agricultural and 

horticultural activities in Pokeno East, further reducing 

economic output and the efficiency of the rural land. 

ii. Future residential use of the land would support much 

greater economic contribution to the local and regional 

economy. While the low level of agricultural economic output 

would cease, it would be replaced by spending on 

construction, retail and then household spending on goods 

and services. The timing of that economic impact would be 

strongly linked to the time when a live residential zoning is 

realised. 

iii. Some of these economic contributions will be a transfer 

effect, as households that come to live in Pokeno East might 

have established elsewhere in Pokeno had dwellings in 

Pokeno East not existed.  In any case the net economic effects 

of residential development (i.e. urbanisation) of Pokeno East 

will be locally significant and enduring.  

 

f. Ms Jepson from GHD has completed a Social Impact assessment on the 

urbanisation of Pokeno East, which is included as Appendix 7 of my 

statement.  The assessment found that applying a FUZ to Pokeno East 

would provide greater certainty for landowners and enable them 

adequate time to plan and make decisions about their future.  

Urbanisation also would create an opportunity to improve connectivity 

and integration, and therefore a sense of community, between east and 

west Pokeno with more congruent land uses adjacent to one another. 

 

13 Refer the identification of Pokeno East in strategic documents as an area of residential expansion. 



 

 

 

It would also enable an improved connection between the existing 

urban extent of Pokeno and the Pokeno Domain + St Mary’s on the HIll.  

A range of social infrastructure already exists in Pokeno but applying a 

FUZ to Pokeno East would better enable the timely planning and 

funding of more social infrastructure to meet the needs of the existing 

and future community. She also recorded the significant constraints to 

productive use of the properties due to reverse sensitivity arising from 

the close proximity of existing residential development.  

 

Rezoning Assessment Framework (the 3 Lenses) 

 

30. Dr Davey has developed a Rezoning Framework Assessment to enable a 

consistent approach to considering rezoning across the Waikato District14.  

The framework sets out three lenses that any rezoning proposal is analysed 

under. 

 

31. Lens 1 requires a rezoning proposal to be assessed against the relevant 

objectives and policies of the PDP as notified.  Dr Davey has provided a 

discussion of how these should be assessed and states that a zone pattern 

should derive from the objectives and policies of that zone15.  Having reviewed 

the urban objectives that were contained within the notified version of the 

PDP (noting that until decisions are released these are the only objectives and 

policies that currently have any statutory weighting), I can only identify one 

objective (Objective 4.1.2) and one policy (Policy 4.1.3(b)) that either inform 

or guide zoning patterns.  The remaining objectives and policies are all what I 

would call management focused, in that they instead guide what should occur 

in the zone once it is in place and are more relevant to subsequent resource 

consent applications.    

 
32. In this regard I agree with Dr Davey’s comments that the PWDP does not 

contain objectives and policies that describe circumstances where changes in 

zoning over time would be desirable – although there is guidance in higher-

 

14 Section 42a Report for Hearing 25 Zone Extents: Framework Report – Part 1  
15 Section 42a Report for Hearing 25 Zone Extents: Framework Report, Paragraph 48 



 

 

 

order documents.  To paraphrase Dr Davey, they are largely inwards looking 

provisions, being drafted for the zones to address effects in the zones.   

 
33. More fundamentally the requirements of section 32 and 32 AA require 

evaluation of whether the proposal is the most appropriate way to achieve 

the purpose of the Act, and the objectives.  For that reason, if the proposition 

is to impose an FUZ or a residential zone, then the required analysis must 

address the objectives relevant to those options.  If a rural zone is not being 

proposed and assessed, then Rural zone objectives are not relevant.  I note in 

that regard I am advised that there is no presumption in favour of the 

proposed plan as notified. 

 
34. For example, a zone proposal that is seeking to rezone land from rural to 

residential should only focus on those objectives and policies that provide 

guidance on where residential zones should be established.  At a higher level 

that may engage overarching or higher order provisions which seek to protect 

productive land.  However, it does not make sense to also require such a 

rezoning proposal to also be consistent with the objectives and policies of the 

rural zone; (1) this is not what is being proposed and is therefore irrelevant; 

and (2) because it would be impossible for a rezoning proposal to achieve 

consistency with both zones when the requirements and application criteria 

of residential and rural zones are so diametrically opposed.  

 
35. This makes the conflict that Dr Davey identified for zoning proposals seeking 

a change from rural to residential zoning, centred around the ability to achieve 

consistency with the rural Objective 5.1.1.116, a non-issue.  In my view this 

objective is not relevant to the outcome sought by the submitters.   

 
36. I would add that if the result is a conclusion that a FUZ is appropriate, then 

the proposed FUZ provisions restrict the use of land in a manner which results 

in the zone effectively operating as a rural zone.  Thus, no conflict with rural 

objectives arises. 

 
  

 

16 Section 42a Report for Hearing 25 Zone Extents: Framework Report, Paragraph 71-71 



 

 

 

37. Although I disagree with Dr Davey’s approach, in the event if the Panel were 

to accept the approach of Dr Davey, then the urbanisation of Pokeno East 

would still be appropriate because it would occur around the existing town of 

Pokeno and within the boundaries set by Future Proof 201717 (as set out 

within the previous section of my statement).  Dr Davey has undertaken an 

assessment which ‘finds a way through’ the potential roadblock he identifies 

with Objective 5.1.1.1 and thus is supportive of the outcomes sought for 

Pokeno East.   

 
38. I have completed a detailed analysis of the proposed (Future Urban) zoning 

for Pokeno East against each of the three lenses, which can be found within 

Appendix 8 and 9 of my statement.   The assessment demonstrates that the 

zoning proposal can pass through each of the gateways created by the three 

lenses and so should be recommended to be accepted by the s42a author.18   

 

S32AA Assessment 

 

39. I have assessed the proposed change from Rural to Future Urban zone under 

Section 32AA of the Act.  This assessment is included as Appendix 10 of my 

statement and concludes that the proposed zoning is the most appropriate 

way to achieve relevant objectives of the PDP.  

 

Proposed Future Urban zone provisions 

 

40. I have reviewed the Future Urban zone provisions that Mr Clease has 

developed, which include a suite of objectives, policies and rules for the 

zone19.  I support the overall intent of the zone, but I have identified several 

issues with provisions as they are currently drafted.  

 

  

 

17 Section 42a Report for Hearing 25 Zone Extents: Framework Report, Paragraph 75.  
18 Section 42a Report for Hearing 25 Zone Extents: Framework Report, Paragraph 46  
19 Section 42a Report for Hearing 25 Zone Extents: Future Urban Zone and Residential Medium 
Density Zone, Paragraph, Pages 36-42 



 

 

 

41. The first issue that needs to be resolved is whether the objectives and policies 

are there to guide where the zone should be located, or whether they are 

there to manage how the zone will be used once it is in place, or both.  My 

preference is for the objectives and policies on the management of the zone 

and the direction of where it should be located would remain within Chapter 

4 and/or the Regional Policy Statement. I note that the Hearings Panel have 

directed that the PDP be translated into the National Planning Standards 

structure, and thus such provisions may be more suited in the Strategic 

Directions chapter.  

 

42. The second issue is that the provisions conflate the interim use of the FUZ 

with providing guidance to any subsequent plan changes that may seek a 

residential zoning.  This is like the Lens 1 scenario, where any plan change that 

was seeking to achieve a residential zoning would not need to demonstrate 

consistency with the FUZ objectives and policies because that is not what it 

would be applying for.  If there is a desire by either Council or the Panel to 

provide guidance on what needs to be achieved to enable a residential zoning 

(be it requirements like infrastructure connection or what information the 

plan change should include) then this guidance should be located elsewhere 

in the District Plan.  Including this within Chapter 4 would be more 

appropriate because this is where the District Plan guides urban development 

and urban form within the Waikato District – and it is something that any plan 

change would need to demonstrate consistency with if it were to be approved. 

In my view, this approach addresses the shortfall Dr Davey has identified with 

regard to absence of an ‘outwards looking’ set of zoning provisions and will 

ensure the PWDP has the necessary growth related provisions in place to give 

effect to the NPS-UD 2020. 

 
43. I prefer the objectives and policies that were promoted by Pokeno Village 

Holdings Limited as part of the hearings for Topic 3: Strategic Objectives20.  

These were based on the objectives and policies for the Future Urban zone 

contained within the Auckland Unitary Plan and were concise and focused on 

 

20 Statement of Mr Chris Scrafton on Topic 3, Attachment B 



 

 

 

the purpose of the zone:  

 
“Objective 1 – Land is used and developed to achieve the objectives of the 

Rural zone until it has been rezoned for urban purposes. 

Objective 2 – Future urban development is not compromised by premature 

subdivision, use or development.  

Objective 3 – Urbanisation on sites zoned Future Urban is avoided until the 

sites have been rezoned for urban purposes.  

Policy 1 – Provide for use and development which supports the policies of the 

Rural zone.  

Policy 2 – Avoid subdivision that will result in the fragmentation of land and 

comprise future urban development.” 

 

44. I also recommend one additional policy that is intended to control landuse 

given that Policy 2 only relates to subdivision. This is because it is also possible 

for certain land uses to compromise urban development from occurring in the 

future (even if no subdivision is involved).   

 

“Policy 3 – Avoid use and development of land that may result in any of the 

following: 

(a) Structures and buildings of a scale and form that will hinder or prevent 

future urban development; 

(b) Compromise the efficient and effective operation of the local and wider 

transport network; 

(c) Require significant upgrades, provisions or extension to the water, 

wastewater or stormwater networks; 

(d) Inhibit the efficient provision of infrastructure; 

(e) Give rise to reverse sensitivity effects when urban development occurs; or 

(f) Undermine the form or nature of future urban development.” 

 

  



 

 

 

Conclusion 

 

45. Pokeno East has already been identified as a future growth area by the 

relevant growth documents for the Waikato Region, including Future Proof 

2017, the Regional Policy Statement, Waikato 2070, the Hamilton to Auckland 

Corridor Plan 2020 and the Pokeno Local Area Blueprint.  

 

46. My analysis has found that Pokeno East should be zoned FUZ under the 

District Plan because it is consistent with the three lenses found within the 

Council’s Rezoning Framework Assessment and because it is able to be 

serviced once the necessary water and wastewater capacity is enabled by 

Watercare.  

 
47. The submitters have compiled an evidence base to support the urbanisation 

of Pokeno East, including urban design, landscape architecture, transport 

engineering, civil engineering, social impact and economic assessments that 

all support the area being urbanised.  

 
48. I have assessed the proposed change from Rural to Future Urban zone under 

Section 32AA of the Act.  This assessment concludes that the proposed zoning 

is the most appropriate way to achieve the relevant objectives of the PDP.  

 
49. I consider that the proposed zoning and the changes to the Future Urban 

provisions that I have recommended best meet the purpose of the Act and 

give effect to the Regional Policy Statement.  

 

        
______________________ 

Nicholas Colyn Grala 
 
 
Date:  17 February 2021 
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Relevant Recent Experience 

 

Recent projects of relevance include 

• Project lead role for the Masterplanning of a new business and innovation 

park at the Hamilton Airport.  Lead planner role for the private plan change 

process that is necessary to rezone the land for the new business park. 

• Lead planner in the rezoning of land for a new hotel in Queenstown.  This 

involved the rezoning of the site to an appropriate zone with hotel 

provisions – covering submissions and presenting evidence on both Stages 

1 and 2 of the Proposed Plan.   

• Expert planning witness for Mercury through the Board of Inquiry process 

for NZTA’s East-West Link proposal.  This included assisting in the 

preparation of the submission, representing Mercury through mediation 

and expert conferencing and preparing and presenting evidence at the 

hearing. 

• Lead planner for the McWhirter / Westgate development. The project 

comprises the comprehensive development of a 16ha site that is expected 

to deliver approximately 230 homes.   

• Lead planner for the development of the Karaka North Village.  The project 

is expected to deliver approximately 460 homes within a rural village 

setting.  

• Lead planner in the regeneration of the Housing for Older Persons (HfOP) 

portfolio within Auckland.  The project has involved providing strategic 

planning advice and consenting strategy on 25 of the HfOP sites and most 

recently the redevelopment of the HfOP apartment building in Henderson. 
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LOCATION: POKENO IS LOCATED NORTH OF THE WAIKATO RIVER, NEAR THE NORTHERN BOUNDARY OF 
THE WAIKATO DISTRICT, AT A SH1 INTERCHANGE, NEAR THE JUNCTION WITH SH2, AND ON THE RAIL LINE 
BETWEEN TUAKAU AND MERCER.
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WAIKATO BLUEPRINT PAGE 66 

Proposed initiatives for Pokeno 

1 

2 
3 

2 

4 

Pokeno 
continued overleaf 

Theme NO. Action Priority

Identity PO1.1 Build a strong identity based on the river corridor, and the 

unique qualities of the local area (refer to DW1.1 to 1.4). 

For Pokeno, recognise the position as the gateway to the 

north and the Waikato, and consider the dairy industry, 

markets, ice cream, and bacon.

Top

Communities PO4.1 Consider the need for a sports park. Consider whether 

Munro Reserve can be improved for this or whether the 

park in the western growth area can be expanded (1).

Top

PO4.2 Establish library, community and customer services and / 

or facilities.

Top

PO4.3 Work with MOE to provide adequate schooling facilities 

for the current and future population.

Very high

Growth PO5.1 Consider support residential expansion (2). Medium

PO5.2 Consider supporting the Village Zone expansion (3). Very high

Economy PO6.1 Prepare a detailed retail needs calculation, preliminary 

transport and open space options (4), followed by the 

production of a town centre strategy that reconciles the 

current and future retail, employment, community 

facility, and open space needs.

Top

PO6.2 Establish an Advanced Food Processing Cluster. High

PO6.3 Identify if, how much, and where, possible additional 

employment land for office development is needed 

beyond the zoning in the Proposed District Plan.

High

PO6.4 Identify if, how much, and where, possible additional 

employment land for retail development is needed 

beyond the zoning in the Proposed District Plan.

High
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Proposed initiatives for Pokeno 

Theme NO. Initiatives  Priority 

1 

2 
3 

2 

4 

Pokeno 
Refer to the proposed District-wide actions related to public transport and 
waste water and water infrastructure upgrades for Pokeno. 

Transport PO7.1 Investigate establishing wider transport links with 

employment areas, Tuakau and SH1. Consider a new 

underpass and / or bypass.

High

PO7.2 Work with the truck stop owner to address community 

concerns.

High

PO7.3 Create a Park and Ride for public transport. High
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1. Introduction 
1.1 Purpose of this report 

This report is a high-level social assessment to support submissions that seek to rezone an 
area of land located east of the Pokeno town centre, bounded by State Highway 2 to the north, 
Baird Road to the east, Avon Road/Gulland Road to the south and State Highway 1 to the west 
(this area is henceforth referred to as ‘Pokeno East’ or ‘the Pokeno East area’). Pokeno Domain 
does not form part of the Pokeno East area. 

The project area has been zoned Rural in the Proposed Waikato District Plan (as notified on 18 
July 2018). There are three submitters seeking to amend this proposed zoning: 

 Thorntree Orchards Ltd (Submitter 54), who have sought to amend the zoning to Village 
Zone, and 

 Brenda and Gavin Butcher (Submitter 696) and Tony and Cindy Young (Submitter 735), 
collectively referred to as the Pokeno East Submitters, who have sought to amend the 
zoning to Country Living Zone. Although it is understood that these submitters intended to 
seek the same zone as is contiguous with the Pokeno East area to the south i.e. Village 
Zone.0F

1 These two submitters made further submissions in support of the primary 
submission from Thorntree Orchards Ltd.  

It is noted that Thorntree Orchards Ltd and the Pokeno East Submitters are now seeking 
rezoning to Future Urban Zone (rather than Village Zone). This change in approach has come 
about through the evolution of the Village Zone provisions through the s42A report 
recommendations and hearing, and their consideration of other submissions. However, for the 
purposes of this report the salient point is that some form of residential zone (rather than Rural) 
is being pursued by the submitters. 

This high-level social assessment has been prepared for Thorntree Orchards Ltd and the East 
Pokeno Submitters to support their submissions to rezone the Pokeno East area to some form 
of residential zone (rather than Rural). This assessment forms part of a suite of documents 
comprising evidence and technical analysis prepared for this purpose. 

1.2 Methodology 

The process for this assessment involved the following steps:  

 A site visit was undertaken of the Pokeno East area and surrounds, to understand the 
location, social infrastructure and nature of the land use in the area 

 Review of the submissions from Thorntree Orchards Ltd, Brenda and Gavin Butcher, and 
Tony and Cindy Young to understand the reasons for the submissions and the relief 
sought 

 Review of the Operative and Proposed Waikato District Plan zoning for the Pokeno East 
area and surrounds to understand the existing and proposed zoning scenarios 

 Review of Future Proof Strategy Planning for Growth (Future Proof 2017) and Waikato 
District Council Growth & Economic Development Strategy (Waikato 2070) to understand 

 
1 Based on the wording of the submission which says that the reason they sought an amendment to 
Country Living Zone was because the area “is contiguous with the existing Country Living Zone on the 
eastern side of State Highway 1.” There is no Country Living Zone on the eastern side of State 
Highway 1 that is contiguous with the Pokeno East area. The land on the eastern side of State 
Highway 1 that is contiguous with the Pokeno East area is zoned Village Zone. 
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the development and land use changes contemplated for the Pokeno East area as 
encapsulated in these relevant strategic planning documents and tested (in terms of 
community aspirations and desired outcomes) through previous public submission 
processes 

 Review of excerpts from a historic heritage assessment undertaken by Dr Ann McEwan 
to understand the historic context for settlement and the community centre of Pokeno 

 A brief demographic profile of Pokeno was developed using the Statistics New Zealand 
2018 Census of Population and Dwellings (via ‘Place Summaries’) and information on 
population growth projections contained in Waikato 2070 

 Review of information provided by Thorntree Orchards Ltd and the East Pokeno 
Submitters regarding reverse sensitivity issues currently being experienced by them and 
other landowners in the Pokeno East area, and 

 A high-level assessment was undertaken of the submitters’ proposal to rezone the land 
within the Pokeno East area, using a framework based on the International Association 
for Impact Assessment (IAIA) guidance for assessing and managing the social impacts. 

1.3 Scope and limitations 

This report: has been prepared by GHD for Thorntree Orchards Ltd and the East Pokeno Submitters  and 
may only be used and relied on by Thorntree Orchards Ltd and the East Pokeno Submitters  for the 
purpose agreed between GHD and Thorntree Orchards Ltd and the East Pokeno Submitters  as set out in 
section 1.1 of this report. 

GHD otherwise disclaims responsibility to any person other than Thorntree Orchards Ltd and the East 
Pokeno Submitters  arising in connection with this report. GHD also excludes implied warranties and 
conditions, to the extent legally permissible. 

The services undertaken by GHD in connection with preparing this report were limited to those specifically 
detailed in the report and are subject to the scope limitations set out in the report.  

The opinions, conclusions and any recommendations in this report are based on conditions encountered 
and information reviewed at the date of preparation of the report.  GHD has no responsibility or obligation 
to update this report to account for events or changes occurring subsequent to the date that the report was 
prepared. 

The opinions, conclusions and any recommendations in this report are based on assumptions made by 
GHD described in this report (refer section(s) 1.4 of this report).  GHD disclaims liability arising from any of 
the assumptions being incorrect. 

GHD has prepared this report on the basis of information provided by Thorntree Orchards Ltd and the East 
Pokeno Submitters and others who provided information to GHD (including Government authorities), which 
GHD has not independently verified or checked beyond the agreed scope of work. GHD does not accept 
liability in connection with such unverified information, including errors and omissions in the report which 
were caused by errors or omissions in that information. 

1.4 Assumptions 

The following assumptions have been made in the preparation of this report: 

 The information and data that was provided to GHD by or for Thorntree Orchards Ltd and 
the East Pokeno Submitters, and that was used to inform this report is up to date and 
accurate. This information included excerpts only from a historic heritage assessment 
undertaken by Dr Ann McEwan, and commentary on existing reverse sensitivity issues 
experienced by landowners in the Pokeno East area 

 The strategic planning documents relevant to this assessment are the Future Proof 
Strategy Planning for Growth (Future Proof 2017) and Waikato District Council Growth & 
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Economic Development Strategy (Waikato 2070). No other strategic planning documents 
have been considered in undertaking this assessment, and 

 Consultation and engagement with Thorntree Orchards Ltd, the East Pokeno Submitters, 
and social infrastructure providers was excluded from the scope of this assessment. 
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2. Description of the environment 
2.1 Historic settlement 

Prior to 1920, the centre of the Pokeno community was located on the eastern side of the 
Pokeno Valley. This was east of the present-day junction of State Highway 1 and State Highway 
2, in the vicinity of the St Mary’s on the Hill Church. 

By 1927, the population of Pokeno had drifted west and south to cluster around the railway 
station and other facilities, including new schools which had opened up on the western side of 
the Pokeno Valley.1F

2 It is here that the present day Pokeno town centre is located (to the west of 
State Highway 1). 

2.2 Existing zoning 

Under the Operative Waikato District Plan: Franklin Section (WDP), the Pokeno East area is 
zoned Rural. Land to the south of Avon Road/Gulland Road is zoned Village Zone. Land 
immediately to the west of State Highway 1 is zoned Residential 2. Land to the north of State 
Highway 2 is zoned Rural, with a pocket of Timber Processing Zone covering the Max Birt 
Sawmill site. The WDP zoning of Pokeno East and surrounds is shown on Figure 1. 

 
Figure 1 Operative District Plan zoning in Pokeno East and surrounds 

 

 
2 Pokeno Heritage Assessment, Dr Ann McEwan (14 April 2008). 
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2.3 Existing activities 

2.3.1 Pokeno Town Centre 

Pokeno is located in the Waikato, approximately 60 km south of Auckland, 9 km east of Tuakau, 
and 5.5 km north of Mercer (Figure 2). Hamilton is approximately 72 km south of Pokeno. 

Waikato District Council describes Pokeno as: 

“…a small town in the north Waikato, just south of the Bombay Hills and a short drive from 
New Zealand’s largest city, Auckland. It’s located 53 kilometres (km) south of central Auckland 
and just 72 km north of Hamilton. Home to over 2000 people (2,517 – Census 2018), Pokeno 
is poised for further growth.  

Pokeno’s position alongside the Waikato Expressway is a key advantage in relation to the 
town’s development. The town has excellent access to the Expressway, both north and south. 
At one end of the township is the Queen’s Redoubt, a major colonial military headquarters in 
the Waikato land wars of the 1860s.  

A recent Structure Plan for Pokeno, completed by Waikato District Council, has been 
developed to manage huge growth in this town through new residential, business, industrial 
and recreation zonings. Many new houses are being built here and it is becoming a hub for 
new industry. Pokeno is also a popular resting point for motorists.”2F

3 

Figure 2 Pokeno location plan 

Pokeno town centre is located to the west of State Highway 1. This is also where the majority of 
residential development is in Pokeno, both existing and under construction. 

Existing facilities and social amenities in the town centre include: 

 Pokeno Hall 

 Petrol station and truck stop 

 Franklin Markets (Sundays) 

 Countdown supermarket 

 
3 Waikato District Council https://www.waikatodistrict.govt.nz/your-district/district-
overview/towns/pokeno [last accessed 17 February 2021]. 

https://www.waikatodistrict.govt.nz/your-district/district-overview/towns/pokeno
https://www.waikatodistrict.govt.nz/your-district/district-overview/towns/pokeno
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 Fire station 

  Small group of shops with a superette, a couple of ice cream shops, Pokeno Bacon and 
a couple of cafés 

 Small group of shops with a Movenpick store, a café, laundromat and liquor store 

 Pokeno CBD restaurant 

 Pokeno Motel 

 Pokeno Family Health (urgent care) 

 Queens Redoubt Historic Centre 

 Industrial park including (but not limited to) Hynds Pipes, Yashili Dairy Company and 
Synlait Milk 

 24-hour gym 

 Pokeno Childcare, Pokeno School, Pokeno Educare, and 

 Sports fields (in development). 

The closest library is located in Tuakau. The closest secondary school is Tuakau College. There 
is a medical centre in Tuakau, and the closest hospital is Middlemore Hospital (approximately 
40 km north). 

In summary, Pokeno is a small town providing basic and essential services. However, as the 
population has grown, new services have been introduced for greater community convenience, 
for example the Countdown supermarket (opened February 2021). 

2.3.2 Pokeno East and surrounds 

Pokeno East is located to the east of State Highway 1. Existing activities within the Pokeno East 
area include (refer Figure 3): 

 Large lot residential 

 Weaner calf rearing 

 Breeding show horses 

 Breeding and training sport horses 

 Small scale sheep rearing 

 Small scale beef dry stock grazing 

 Dog breeding 

 Horse riding school 

 Former kiwifruit orchard 

 A rural contracting yard 

 Bed and breakfast 

 Church (St Mary’s on the Hill, used by people on both the eastern and western sides of 
Pokeno) 

 Cemeteries, and 

 Pokeno Domain (including dog exercise area and tennis courts, used by people on both 
the eastern and western sides of Pokeno). 
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Figure 3 Existing activities in Pokeno East  

Directly to the north, the Pokeno East area is bound by State Highway 2. This creates a major 
physical separation between land uses north and south of the State Highway. To the east of the 
Pokeno East area (east of Baird Road) is rural land (including racehorses, beef and dairy). 
Directly south from Pokeno East, on the land currently zoned Village Zone, is Kowhai Downs 
which is a residential development (developed within the last five years) featuring 150 large lot 
residential properties. This development is more urban in character with streetlights, kerb and 
channel, and footpaths. Directly west of Pokeno East is State Highway 1 and the Pokeno town 
centre, as described above. 

In summary, Pokeno East is an area of rural land with residential and urban land uses 
encroaching at the southern and western boundaries. 

2.3.3 Water and wastewater servicing 

Pokeno town centre is serviced by reticulated water and wastewater. Some of the properties in 
the Pokeno East area are connected to a public reticulated water supply, but there are no 
wastewater connections with properties within the Pokeno East area currently relying on on-site 
treatment systems. 

2.4 Existing population 

The following provides a summary of some key characteristics and trends of the population of 
Pokeno:3F

4 

 Pokeno has experienced significant population growth, especially in the last ten years. 
The resident population grew from 570 in 2006, to 600 in 2013, and 2,517 in 2018 

 
4 2018 Census https://www.stats.govt.nz/tools/2018-census-place-summaries/pokeno [last accessed 
12 February 2021]. 

https://www.stats.govt.nz/tools/2018-census-place-summaries/pokeno
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 Population growth is expected to continue. Strategic planning documents for the Waikato 
District predict the population will grow to 16,000 by 20704F

5 

 At the 2018 Census, there were approximately 865 dwellings in Pokeno, with more under 
construction 

 There is a high level of home ownership for occupied private dwellings (71.2%). Median 
weekly rent in 2018 was $550, which was a significant increase from 2013 when it was 
$300, indicating an increasingly competitive housing market 

 The resident community is predominantly a working age population (median age 33.8 
years) and there is low unemployment in the community (3.1%) 

 The median income earned by people in Pokeno is $46,800. However, the percentage of 
people earning over $70,000 is 27.7% 

 The predominant occupation of people in Pokeno is Professionals (23.2%), followed by 
Managers (17.7%), Clerical and administrative workers (12.5%), Technicians and trade 
workers (12.3%), Sales workers (10.6%), Community and personal service workers 
(10%), Machinery operators or drivers (7.3%) and Labourers (6.3%) 

 The resident population is predominantly European (68.7%), with other ethnic groups 
represented as follows: Māori 15.6%, Pacific 4.3%, Asian 20.9%, Middle Eastern/Latin 
American/African 1.9%, Other 1.5%, and 

 94.3% of people said they had access to all basic amenities. 

2.5 Reverse sensitivity matters 

Reverse sensitivity is the sensitivity of new activities (usually, but not always, residential 
activities) to other lawfully established activities in the vicinity. If the new use is permitted or 
enabled, then established activities can be forced to restrict their operations or mitigate its 
effects so as not to adversely affect the new activity.5F

6 

Landowners within the Pokeno East area experience reverse sensitivity effects associated with 
the proximity of residential development, especially to the south (south of Avon Road/Gulland 
Road). Reported adverse effects affecting the productive operation of the rural land within the 
Pokeno East area include:6F

7 

Adverse effect Detail 
Fireworks from the 
urban area (at Guy 
Fawkes but also 
other times 
throughout the year) 
 

• High quality riding ponies, such as those bred by the Butchers, 
must remain blemish free for the show ring. Fireworks can 
adversely affect this as horses/ponies are flight animals and a 
number of ponies have been injured due to running through 
fences during fireworks events. In one case this resulted in the 
severe injury of a pony’s back legs rendering it useless for 
competition in the show ring (due to scarring).  

• Some, but not all, animals can be kept contained onsite in 
stables and yards. It is not practicable to move all animals off 
site.  

Noise 
 

Complaints have been made by neighbouring residential properties 
to Waikato District Council about noise from: 
• Weaner calves, because they tend to moo, day and night, for a 

number of days after they are first delivered.  

 
5 Pokeno Development Plan, Waikato 2070 [p29] https://openwaikato.co.nz/wp-
content/uploads/2020/06/Waikato-2070.pdf [last accessed 11 February 2021]. 
6 Managing Land Use and Sensitivities to It’s Use, Quality Planning website 
https://qualityplanning.org.nz/node/715 [last accessed 17 February 2021]. 
7 Summary of notes from discussions with landowners. Client supplied information. 

https://openwaikato.co.nz/wp-content/uploads/2020/06/Waikato-2070.pdf
https://openwaikato.co.nz/wp-content/uploads/2020/06/Waikato-2070.pdf
https://qualityplanning.org.nz/node/715
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Adverse effect Detail 
• The servicing of rural vehicle engines such as tractors. 
• Rabbit shooting, making it increasingly difficult to control these 

pests.  
In addition, noise generated by tractors, diggers and bird scaring 
devices (for example) creates tension with neighbouring residents. 

Odour • Feeding animals relies heavily on silage, and waste produced by 
calves and horses is often composted on site. Landowners have 
received complaints from residential neighbours about the odour 
generated by these activities. 

Spray drift 
(horticultural sprays 
and pesticides) 

• The ability for landowners to use sprays is limited both in the 
type of spray used (some of which are poisonous to animals) 
and the frequency of use due to the proximity to residential land 
uses (including domestic pets). 

Traffic • Traffic generated by rural uses is different to urban uses. The 
Butchers have B-train stock trucks which access their property 
(from State Highway 2) to transport weaners on and off the site. 
These regular vehicle movements are becoming increasingly 
difficult and more unsafe with increased traffic on State Highway 
2. 

• The Youngs have a rural contracting business (accessed off 
Fraser Road) which generates a large number of heavy truck 
movements including water tankers and trucks transporting 
diggers and tractors and mowers. These vehicle movements are 
difficult with increased urban traffic movements generated from 
the adjacent Village Zone development to the south. 

Economic • Prior to the significant urban development of Pokeno, the 
Butchers were raising over 1000 weaner calves per year which 
were sold for $500-$600 + GST each. Due to operational 
constraints created by encroaching residential and urban land 
uses (noted above), they now only have a handful of weaners on 
site at any one time and the business has been running at a loss 
for the last three years. 

• Increased pressure on running a commercial orchard (including 
reverse sensitivity matters and lack of water availability) has 
resulted in the Dobsons (Thorntree Orchards) ceasing the 
growing of kiwifruit. While in their most productive year (2018-
2019) they produced a net profit of $50,000, they now generate 
no income from the property. 

Supplementary information has been provided by Thorntree Orchards Ltd about reverse 
sensitivity effects and this is attached in Appendix A. 
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3. Proposed zoning and relief sought 
3.1 Proposed Waikato District Plan 

Under the Proposed Waikato District Plan (PWDP), the Pokeno East area has been zoned 
Rural. Land to the south of Avon Road/Gulland Road is zoned Village Zone. Land to the west of 
State Highway 1 is zoned Residential. Land to the north of State Highway 2 is zoned Rural, with 
a pocket of Light Industrial for the Max Birt Sawmill. This is shown in Figure 4 below.  

 
Figure 4 Pokeno East area and proposed zoning under the PWDP 

3.2 Relief sought in submissions 

This report relates specifically to the submissions of Thorntree Orchards Ltd (Submitter 54 and 
Further Submitter 1054), Brenda and Gavin Butcher (Submitter 696 and Further Submitter 
1283), and Tony and Cindy Young (Submitter 735 and Further Submitter 1221) who are key 
landowners in the Pokeno East area, and the relief sought by them. In their submissions: 

 Thorntree Orchards Ltd (Submitter 54 and Further Submitter 1054) sought to amend the 
zoning of the Pokeno East area to Village Zone, and 

 Brenda and Gavin Butcher (Submitter 696 and Further Submitter 1283) and Tony and 
Cindy Young (Submitter 735 and Further Submitter 1221) collectively referred to as the 
Pokeno East Submitters, sought to amend the zoning of the Pokeno East area to Country 
Living Zone. Although it is understood that these submitters intended to seek the same 
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zone as is contiguous with the Pokeno East area to the south i.e. Village Zone.7F

8 Both of 
these submitters made further submissions in support of the primary submission from 
Thorntree Orchards Ltd.  

For context, the Village Zone is an urban environment zone, but it is intended to maintain a 
semi-rural character with large lot sizes and low density development. The notified Proposed 
District Plan had a minimum lot size of 3,000 m2 for the Village Zone, although the s42A report 
has recommended this be reduced to 2,500 m2 

8F

9. In addition, the notified Village Zone 
provisions or the Village Zone in Tuakau and Te Kowhai enabled further development down to 
1,000 m2 upon reticulation for water and wastewater. Lower levels of infrastructure are provided 
for the Village Zone, for example activities within the Village Zone are required to be self-
sufficient in the provision of on-site water supply, wastewater and stormwater disposal, unless a 
reticulated supply is available. 

Some of the key reasons for seeking rezoning, as set out in the submissions of Thorntree 
Orchards, Brenda and Gavin Butcher, and Tony and Cindy Young, include (in summary): 

 Pokeno East is identified for urban development in all of the relevant strategic planning 
documents and will contribute additional growth capacity which is needed based on 
population growth projections 

 Rezoning the land within Pokeno East would be appropriate because it is contiguous with 
existing Village Zone land immediately to the south, and Residential Zone land on the 
western side of State Highway 1 

 The use of land in Pokeno East for rural activities is currently constrained by reverse 
sensitivity complaints from nearby residential development, including the Village Zone 
land immediately to the south, and Residential Zone land on the western side of State 
Highway 1, and 

 Rezoning the land within Pokeno East would allow for urban development that is 
responsive to the future needs of Pokeno, enabling residents to live, work and play in 
Pokeno. 

It is noted that the Pokeno East Submitters are now seeking rezoning to Future Urban Zone 
(rather than Village Zone). This change in approach has come about through the evolution of 
the Village Zone provisions through the s42A report recommendations and hearing, and their 
consideration of other submissions. However, for the purposes of this report the salient point is 
that some form of residential zone (rather than Rural) is being pursued by the submitters.  

 
8 Based on the wording of the submission which says that the reason they sought an amendment to 
Country Living Zone was because the area “is contiguous with the existing Country Living Zone on the 
eastern side of State Highway 1.” There is no Country Living Zone on the eastern side of State 
Highway 1 that is contiguous with the Pokeno East area. The land on the eastern side of State 
Highway 1 that is contiguous with the Pokeno East area is zoned Village Zone. 
9 Hearing 6: Village Zone – Subdivision, Jonathan Clease, 8 November 2019, Paragraph 56. 
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4. Strategic context 
4.1 Relevant strategic planning documents 

The relevant strategic planning documents are: 

 Future Proof Strategy Planning for Growth (Future Proof 2017),9F

10 and 

 Waikato District Council Growth & Economic Development Strategy (Waikato 2070).10F

11 

4.1.1 Future Proof 2017  

Future Proof 2017 (published in November 2017) is a 30-year growth management and 
implementation plan specific to Hamilton, Waipa and Waikato District. It includes a Settlement 
Pattern which provides the blueprint for growth and development in identified key growth areas, 
including Pokeno. 

The Settlement Pattern identifies Pokeno for residential development11F

12 and predicts the 
potential for Pokeno to have an additional 2,000 households over the next 30 years, together 
with associated additional social infrastructure such as another school, healthcare facility, better 
public transport and improved walking and cycling infrastructure. The site is specifically 
identified for residential uses as shown in Figure 5.  

 
Figure 5 North Waikato development plan (Future Proof 2017) 

4.1.2 Waikato 2070  

Waikato 2070 (published in May 2020) is a long-term plan for the achievement of Waikato 
District Council’s vision for living, thriving and connected communities. It includes a strategy for 
growth and development to help with planning and infrastructure provision.  

Waikato 2070 identifies areas in the district that have a strong capacity to support future growth, 
and Pokeno is one of those areas. The Pokeno Development Plan predicts population growth in 

 
10 https://futureproof.org.nz/assets/FutureProof/Documents/Future-Proof-Strategy-Nov-2017-Final-
271117.pdf [last accessed 11 February 2021]. 
11 https://openwaikato.co.nz/wp-content/uploads/2020/06/Waikato-2070.pdf [last accessed 11 
February 2021]. 
12 Refer Map 1 in Appendix 2 of Future Proof 2017. 

https://futureproof.org.nz/assets/FutureProof/Documents/Future-Proof-Strategy-Nov-2017-Final-271117.pdf
https://futureproof.org.nz/assets/FutureProof/Documents/Future-Proof-Strategy-Nov-2017-Final-271117.pdf
https://openwaikato.co.nz/wp-content/uploads/2020/06/Waikato-2070.pdf
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Pokeno from 2,500 currently to 16,000 in 2070. It specifically identifies Pokeno East as a 
Residential Activity Zone, with a plan for the development of low-density housing within the next 
10-30 years. The Pokeno Development Plan is shown in Figure 6. 

 
Figure 6 Pokeno development plan (Waikato 2070) 

4.1.3 Summary 

In summary, the realisation of the development and land use changes contemplated for the 
Pokeno East area, as encapsulated in these relevant strategic planning documents, results in 
the need to rezone.  

  

Pokeno East 
area 
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5. Assessment  
5.1 Framework 

The framework used for this assessment is based on the International Association for Impact 
Assessment (IAIA) guidance for assessing and managing the social impacts12F

13, which is well 
recognised internationally and provides a sound approach for the assessment of social impacts.  

The IAIA defines social impact assessment is: 

“Analysing, monitoring and managing the intended and unintended social consequences, both 
positive and negative, of planned interventions (policies, programs, plans, projects) and any 
social change processes invoked by those interventions.”  

An SIA can be undertaken in different contexts and for different purposes, but that the following 
principle is important across all SIAs:  

“The improvement of social wellbeing of the wider community should be explicitly recognised as 
an objective of planned interventions, and as such should be an indicator considered by any 
form of assessment. However, awareness of the differential distribution of impacts among 
different groups in society, and particularly the impact burden experienced by vulnerable groups 
in the community should always be of prime concern.” 

The IAIA outlines the key potential areas to consider when undertaking a social impact 
assessment. In summary these areas include changes to one or more of the following:  

 People’s way of life: How people live, work, play and interact  

 Culture: People’s shared beliefs, customs, values and language or dialect 

 Community: The cohesion, stability, character, services and facilities 

 Political Systems: The extent to which people are able to participate in decisions that 
affect their lives, the level of ‘democratisation’ that is taking place, and the resources 
provided for this purpose 

 The Environment: The quality of the environment that people live, work and socialise in 
(e.g. air and water that people use, the availability and quality of the food they eat, the 
level of hazardous risk, dust and noise they are exposed to, the adequacy of sanitation, 
their physical safety, and their access to and control over resources) 

 People’s Health and Wellbeing: The state of physical, mental, social and spiritual 
wellbeing 

 People’s Personal and Property Rights: Particularly where people are economically 
affected, or experience personal disadvantage which may include violation of the civil 
liberties, and 

 People’s Fears and Aspirations: This relates to perceptions about people’s safety, their 
fears about the future of their community, and their aspirations for their future and the 
future of their children. 

Not all of these impact areas are relevant to this assessment and therefore, this assessment 
refers only to those that are considered relevant.  

 
13 Social Impact Assessment: Guidance for assessing and managing the social impacts of projects 
(2015) https://www.iaia.org/uploads/pdf/SIA_Guidance_Document_IAIA.pdf [last accessed 12 
February 2021]. 

https://www.iaia.org/uploads/pdf/SIA_Guidance_Document_IAIA.pdf
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5.2 Assessment 

The current operative zoning of the Pokeno East area (Rural) is resulting in adverse social 
effects for existing landowners in terms of their ability to use their land for rural activities, and 
the submitters’ proposal to rezone the land, enabling urban  (some form of residential) 
development, has the potential to result in positive social effects for existing landowners and the 
wider community. These social impacts are assessed below. 

Social impact Current zoning (Rural) Rezoning to urban (some 
form of residential) 

People’s way of life Current adverse effects on 
people’s way of life 
manifesting in the way 
surrounding residential and 
urban land uses are causing 
land owners in the area to 
modify (in an inconvenient 
way) the way they live and 
work and the nature of rural 
activities that are undertaken 
on their land (refer Section 
2.5). In addition, complaints 
received from surrounding 
residential and urban 
neighbours suggests the 
rural activities being 
undertaken in Pokeno East 
are negatively impacting the 
way the surrounding 
residential and urban 
neighbours live in terms of 
the quality of residential 
amenity they expect on their 
properties. 

Rural vehicle movements to 
and from properties within 
the Pokeno East area are 
becoming increasingly 
difficult and unsafe with 
increased traffic on State 
Highway 2 and increased 
urban traffic movements on 
local roads generated from 
the adjacent Village Zone 
development to the south.  

Potential for positive effects 
on people’s way of life by 
enabling more congruent 
land uses adjacent to one 
another.  

A range of social 
infrastructure exists in 
Pokeno, but rezoning would 
enable the timely planning 
and funding of more social 
(and other) infrastructure to 
meet the needs of the 
community. This in turn has 
the potential to enable 
residents (both existing and 
future) to work, live and play 
in Pokeno without having to 
travel outside of the town 
(because there will be 
enough of a population 
locally to support those 
facilities which residents 
currently go to Tuakau for).  

The Pokeno East area is well 
serviced by an existing local 
road network. Rezoning (and 
the subsequent 
stimulation/creation of 
additional infrastructure to 
support the development of 
the area) would provide an 
opportunity to remove 
property access from State 
Highway 2. 

 

Community Adverse effects on 
community cohesion caused 
by tensions between 

Potential for positive effects 
because rezoning will enable 
the planning and funding of 
infrastructure and services 
required to support the 
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Social impact Current zoning (Rural) Rezoning to urban (some 
form of residential) 

landowners in Pokeno East 
and surrounding neighbours. 

Adverse effects in terms of 
neighbourhood character for 
landowners in the Pokeno 
East area. Neighbourhood or 
landscape character 
contributes to people’s sense 
of identity, pride and 
relationship with the place 
that they live. The rural 
character of the existing 
Rural zoned land in the 
Pokeno East area is being 
adversely impacted by the 
surrounding residential and 
urban neighbourhoods.  

Isolation of existing 
community facilities on the 
eastern side of Pokeno such 
as St Mary’s on the Hill, the 
dog park and tennis courts 
from the community they 
serve (which includes people 
living on the western side of 
Pokeno). 

  

community. Also an 
opportunity to improve 
connectivity and integration, 
and therefore a sense of 
community, between east 
and west Pokeno with more 
congruent land uses 
adjacent to one another and 
enabling the potential to 
improve the connection 
between the residential area 
and Pokeno Domain.  

Rezoning would create an 
opportunity to enhance the 
social value of the St Mary’s 
on the Hill church, a historic 
heritage site which used to 
be the centre of the Pokeno 
community prior to 1920 
(refer Section 2.1). Rezoning 
would create an opportunity 
to connect the church and 
existing recreation facilities 
(the dog park and tennis 
courts) to the existing urban 
extent of Pokeno, as they 
are currently isolated (i.e. 
they are existing 
components of social 
infrastructure contained with 
Pokeno East but sitting in 
isolation within a rural 
context).  

Rezoning has the potential to 
stimulate the creation of 
walkways and cycle routes to 
connect St Mary’s on the Hill, 
the dog park and tennis 
courts to the western side of 
Pokeno. At present, these 
facilities can only be 
accessed by vehicle due to 
the lack of pedestrian and 
cycle connectivity.   

Pokeno town centre has 
adequate social 
infrastructure to support a 
growing residential 
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Social impact Current zoning (Rural) Rezoning to urban (some 
form of residential) 

population and the Pokeno 
East area is conveniently 
placed to accommodate 
additional residents (it is 
approximately 2 km from the 
Pokeno town centre by 
road). 

The environment As set out in supplementary 
information from Thorntree 
Orchards (Appendix A), 
horticultural land uses are no 
longer viable on land in 
Pokeno East due to the 
inability to obtain consent for 
sufficient water allocation. 

Positive effects on the 
environment by enabling 
more congruent land uses 
adjacent to one another e.g. 
effects of spray drift 
lessened/removed due to 
change from rural to large lot 
residential. 

People’s personal and 
property rights 

Landowners within Pokeno 
East are experiencing 
adverse economic effects 
because the use of their land 
for its past and intended rural 
use is being constrained by 
surrounding land uses (refer 
Section 2.5). 

Potential for positive effects 
because rezoning would 
enable landowners to plan 
appropriately and, in time, 
advantage from the sale of 
their property such that they 
can relocate to an alternative 
site that is more conducive to 
their desired land uses. 

People’s fears and 
aspirations 

There is a long term strategy 
for residential development 
within Pokeno East (within 
10-30 years) but the existing 
and proposed land zoning 
does not correlate with this 
intent. The inevitability of 
urban development, but 
uncertainty with regard to 
zoning is causing some 
concern and stress for 
landowners in Pokeno East 
because they are unable to 
make plans for their own 
future e.g. when to make 
business and life decisions in 
preparation for moving on.  

Potential for positive effects 
because rezoning through 
the PWDP process would 
provide greater certainty for 
landowners within Pokeno 
East and enable them 
adequate time to plan and 
make decisions about their 
future. 

The cumulative impact of 
significant and rapid 
population growth in Pokeno 
and the consequential land 
use changes that have 
happened to date has 
changed the character of 
Pokeno from a rural 
settlement to a small town. 
With the area poised for 
further growth, rezoning 
consistent with the land use 
changes contemplated in the 
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Social impact Current zoning (Rural) Rezoning to urban (some 
form of residential) 

relevant strategic documents 
is appropriate. 

5.3 Summary 

Overall, it is considered appropriate from a social perspective to rezone the land within the 
Pokeno East area to some form of residential zone (rather than Rural) because: 

 The relevant strategic planning documents identify that additional land is required to meet 
projected population growth. The Pokeno East area has been identified in the relevant 
strategic documents as an area for urban (residential) development. If Pokeno East is 
rezoned, there is potential for positive effects in terms of people’s personal and property 
rights, and their fears and aspirations, because the rezoning would enable landowners to 
plan appropriately and, in time, advantage from the sale of their properties such that they 
can relocate to an alternative site that is more conducive to their desired land uses. 
Rezoning now, through the current PWDP process, would provide greater certainty for 
landowners within Pokeno East and enable them adequate time to plan and make 
decisions about their future 

 The Pokeno East area is contiguous with the existing Village Zone immediately to the 
south and Residential Zone on the western side of State Highway 1. The area is therefore 
a logical extension for further residential development in Pokeno. If Pokeno East is 
rezoned, there is potential for positive effects on the environment and people’s way of life 
because there would be more congruent land uses adjacent to one another meaning 
effects of noise, odour and spray drift (for example) will be reduced or removed due to the 
change from rural to large lot residential 

 Further, the rezoning of the Pokeno East area would create an opportunity to improve 
connectivity and integration, and therefore a sense of community, between east and west 
Pokeno with more congruent land uses adjacent to one another. It would also enable an 
improved connection between the residential area and Pokeno Domain and St Mary’s on 
the Hill 

 A range of social infrastructure exists in Pokeno but rezoning the Pokeno East area would 
enable the timely planning and funding of more social (and other) infrastructure to meet 
the needs of the existing and future community. This in turn has the potential to enable 
residents to work, live and play in Pokeno without having to travel outside of the town 
(because there will be enough of a population locally to support the facilities that 
residents currently go to Tuakau for), and 

 The cumulative impact of significant and rapid population growth in Pokeno and the 
consequential land use changes that have happened to date, together with the future 
development and land use changes contemplated for the Pokeno East area (as 
encapsulated in the relevant strategic documents), indicates that rezoning of the Pokeno 
East area is appropriate. 
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Appendices 
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Appendix A – Supplementary information from 
Thorntree Orchards 

 

Supplementary Information – Thorntree Orchards [submissions 54 and FS1054] 
 
Introduction 
 
Thorntree Orchards supports the re-zoning of the area east of Pokeno, bounded by State Highway 2 
to the north, Avon Road to the south and State Highway 1 to the west. This supplementary information 
adds to the suite of documents comprising evidence and technical analysis to support a change in 
zoning.  
 
Background to the property at 58 Avon Road 
 
Our parents (Farquhar and Maureen Dobson) purchased 58 Avon Road as a bare block of land in 
1979. The plan was always to grow kiwifruit which complemented the surrounding properties at that 
time which were established market gardens. ‘Thorntree’ was born with a villa being moved onto the 
property in 1981. 
 
To subsidise the establishment of the kiwifruit orchard a variety of other crops were grown from garlic 
to watermelons. Throughout the 1980s our parents experienced the boom and bust of kiwifruit 
industry, during the latter considering whether to remove the kiwifruit altogether. Seeking employment 
outside of the kiwifruit orchard for the next 20 years they persevered to establish a viable commercial 
orchard.  
 
Gold kiwifruit was introduced in NZ and Thorntree was one of the first orchards to purchase a licence 
and grow Gold kiwifruit. Since 2012 alternative varieties such as the G3 has been introduced and 
grown.  In 2016 the orchard was purchased by Patrick Dobson and Jane Dobson, son and daughter of 
Farquhar and Maureen Dobson. The son and daughter team has continued to invest their time and 
energy into the orchard and maintaining Thorntree. Their mother Maureen Dobson still resides at the 
property.  
 
Economic and other constraints 
At the time our family purchased the land and established the orchard there were only 3 rural 
neighbours.  Today between the triangle from Avon Road to the borders of the Expressway there are 
over 18 landowners with either residential lots or lifestyle blocks. The landscape has changed along 
with the expansion of Pokeno village and desire of Aucklanders to move south.  
 
There has been increasing pressure on running a commercial orchard, more so now than 20 years 
ago when it was primary market trends and prices that determined viability of growing. Land use, 
water consumption and property management were considerations generally left to the landowners. 
Ultimately, now Councils must manage resources and land use better. Our generation of orchardist 
must now keep a commercial orchard viable within these regulations, bylaws and restrictions.  
 
With the development of the Village zoned large lot residential sites on the southern side of Avon 
Road, there are considerable reverse sensitivity effects which makes any form of horticulture 
impossible. 
 
Over the past five years growing commercial kiwifruit and making the orchard viable has become 
impossible due to:  
 
1. Sprays  

The application of sprays and pesticides are required throughout the year including a product 
called ‘Hi-cain’ which was becoming an increasing concern from neighbours. The Hi-cain when 
sprayed is incredibly poisonous to animals. We are required to notify residents to ensure their 
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dogs and horses were kept away from the orchard, but this is not sufficient to completely avoid 
spray drift and the high risk to surrounding properties. Earlier this was never an issue due to only 
three neighbours in general proximity of the area. Today this is not the case as more residential 
lots are being developed including the development of a dog walking field across the road which 
has a very high usage by Pokeno residents.  
 

2. Noise 
Constraints with pest control via shooting and trapping and limitations on recreational shooting 
have been acutely felt. Although not an impact on the orchard, it is still worth mentioning that 
families in the area have previously enjoyed the usual rural recreational sporting activities. 
However, recent complaints regarding gun use has increased on social media as well as the loss 
of wet land and pond habitats which were always a local hang out during duck shooting season. 
This year in particular has seen an explosion in the rabbit population and given the proximity of 
residential development across the road as well as the increased recreational use of the dog park, 
there are no viable ways of managing the rabbit population such as guns or poisoning.  
 
Management of horticulture generates considerable noise including tractors, diggers, bird scaring 
devices, and frost mitigating methods such as deploying helicopters at night. Due to the proximity 
of residential development, these activities created tension with neighbouring residents.  
 

3. Land management practices 
Considerations regarding land clearance is also something that is difficult to undertake within more 
densely populated area. Complaints are increasing from residences when controlled burn-offs are 
required. The local volunteer fire brigade is still required to come and investigate any call in for a 
fire, even when they know in advance that we will be undertaking a burnoff. We have had the 
firetrucks turn up every time we have been burning kiwifruit offcuts.  
 

4. Heavy vehicle movements  
During harvest time there is always a significant increase of traffic to the site, including 
transportation trucks and labour. 

 
Water availability  
The primary constraint for the orchard today however is the water limitations imposed by the Waikato 
Regional Council. New Zealanders have an increasing level of concern for water quality and water 
resource in New Zealand, this issue is constantly in tension with all Councils now having to step up 
and manage their water resources better as well as supporting more intensive residential zoning and 
agricultural/horticultural businesses. For us personally being within the centre of this tension it has 
resulted in an untenable situation of not being able to continue with our kiwifruit orchard despite the 
economic benefits of growing gold kiwifruit in New Zealand. 
 
The orchard was granted a resource consent (from 2014 – 2030) to take 120 cubic meters of water 
per day from the stream. This is sufficient at any time of the year except when the Council has to 
manage its water take across the Region, particularly during the summer periods when the water flow 
falls below their acceptable level. In summer this was reduced for Thorntree dependent on water flow 
from other water catchments that Council deemed applicable to our area. The Regional Council thus 
reduced our take from 120 to 60 then to 30 cubic metres. 
 
Kiwifruit during the summer period has its highest demand for water. The kiwifruit industry standard 
requires 100ltrs per plant per day. Our 1300 plants could not survive on the lesser takes through the 
restricted times. Water management was one of the most stressful aspects in the past years and this 
issue was no doubt not only felt by us but also from surrounding agricultural businesses.  
 
As a business we had to make hard choices about how to apply the water, in particularly during the 
summer months. The emotional stress of watching parts of the orchard struggling and dying and failing 
to produce, ultimately impacting the autumn harvest was particularly hard. In the end we had to make 
the tough decision to stop growing the green kiwifruit in 2018 and concentrate our resources on the 
gold.  
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The alternative option was to investigate a bore at a considerable financial cost, with no guarantee 
from the Council that they would grant a consent to take water from the bore. Such investment set 
against the ongoing uncertainty from the Council on their long-term planning of our area has not made 
this type of investment an easy decision.  
 
The impact on our family orchard from these pressures has resulted in our commercial business, once 
considered incredibly viable with a gold license, never actually realising its potential economic return. 
Our most productive year for growing the gold was the 2018-2019 growing season where the gold 
kiwifruit produced a net profit $50k however this was negated by loss of our green kiwifruit crop. The 
water consent being reduced throughout the summer period was never going to enable commercially 
viable horticulture to be grown.  The impact was that we made the decision to stop growing kiwifruit 
and had to invest considerable costs into clearing and burning the plants, we now have $0 generated 
by the farm. While the previous use of the property for kiwifruit does not preclude future uses for other 
forms of horticulture, the lack of water makes any form of commercial horticulture unviable as all crops 
require more water than what is consented.  There is of course, future uncertainty whether the 
Waikato Regional Council will further reduce the water take through review of our consent conditions.  
 
The limitations and pressures from what we experience today are not likely to decrease but rather 
increase.  
 
Future  
 
Our previous submission supported rezoning from Rural Zone to Village Zone. Considering the 
information presented in the Proposed Waikato District Plan, Future Proof 2017 and Waikato 2070, 
this area has clearly been identified for urban development. Urban rezoning will allow for the long-term 
and sustainable growth of Pokeno that these strategic views anticipate. The development of the area 
will become more important as the Pokeno township expands, therefore rezoning future urban will 
provide the options for this future development and will encourage social and economic investment in 
the Pokeno area.  
 
We still oppose any extension to the time period beyond 10 years as this places undue pressure on 
current landowners unable to make any plans for urban development. Certainty of longer-term 
planning is required by Council and early land use changes through the District Plan process would 
enable existing property owners the ability to make decisions regarding their current circumstance and 
businesses knowing that a land use amendment would allow for urban development. This certainty is 
important for the economic and social well-being of the landowners, as well as the Pokeno community.  
 
Our original reasons to propose a change from the notified Rural zoning still stands and these points 
have not changed since lodging our submission to the Proposed District Plan. To summarise: 
• The very rapid expansion and development of the Pokeno village with intensive residential zoning 

has put pressure on adjoining rural agricultural and horticultural business.  The use of this land for 
legitimate rural uses is significantly constrained by reverse sensitivity complaints from the nearby 
residential development (including both Village Zoned properties on Avon Road as well as 
Residential Zoned properties on the western side of State Highway 1) including odour and noise. 
This area is being used for primary rural industry including calf rearing, breeding horses, kiwifruit 
and drystock, and the legitimate ability to ‘burn off’ property vegetations. However, these rural 
uses do create amenity effects and the operation of these farms is being severely constrained by 
reverse sensitivity complaints arising from the nearby residential development.  

• In addition, other factors like water access and limitations on water consents have been imposed 
by Waikato Regional Council. Regional Council water management policy has resulted in placing 
significant pressure on the rural properties and makes horticulture such as kiwifruit no longer 
viable.  

Finally, we support the rezoning to an urban zone for the following additional reasons:   
 
• This area is contiguous with the existing Residential zone on the western side of State Highway 1 

and Village Zone development on Avon Road which is large lot residential 
• This area is a logical extension of Pokeno and will contribute additional growth capacity which is 

needed to give effect to higher order planning documents 
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• Rezoning enables planning and funding of infrastructure 
• This area is identified for urban development in all of the strategic planning documents 
• Rezoning will allow improved environmental outcomes with retirement and restoration of streams 
• Rezoning will result in improved water quality in the stream from retirement from farming and 

agricultural practices, noting that safeguards would need to be in place for any future stormwater 
generated. Water quality will increase with the removal of onsite septic tanks and cessation of 
farming practices such as sprays and fertilising 

• The rezoning for future urban meets the criteria in the Waikato Regional Policy Statement for 
alternative development pattern 

• Rezoning enables existing accesses to State Highway 2 to be removed, as Avon, Fraser, and 
Gulland Roads provide access opportunities 

• While this area has constraints such as proximity to the State Highway, Transpower electricity 
transmission lines and a stream, the Proposed District Plan manages these constraints effectively 
through appropriate setbacks and yard requirements 

• Provides additional housing choice to the stock offered in the Residential Zone in Pokeno or 
employment opportunities under Commercial/Industrial zone 

• This area is serviced for reticulated water supply 
• This is a discrete area of land with defendable road boundaries 
• The area is separated from the Rural Zone by roads to prevent any consequential reverse 

sensitivity effects 
• It provides an effective transition from the Rural Zone with rural activities, to an urban zone with 

urban expectations and activities 
• Will not undermine the form and function of Pokeno as an urban town but provides for integration 

into the Pokeno township and surrounding residential areas 
• The topography and physical characteristics of the area is suitable for urban development and 

does not need substantial earthworks to reshape the natural landscape 
• Enables multiple growth cells around Pokeno to ensure competitive development 
• Allows for a contiguous residential neighbourhood and community connected to the central hub 

township via footpaths, cycleways etc., and 
• Allows for urban development that is responsive to the needs of future Pokeno allowing for 

residents to work, live and play without having to travel outside of town.  

MAP A 

 
The black line in Map A, delineates the area sought for rezoning to an urban zone in our submsision.  
 
 
Any opportunity to discuss this submission with the Hearings Panel is welcomed and we would like the 
opportunity to present at the hearing of submissions.   
 
Your sincerely,  
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Clare Dobson on behalf of 
 
Patrick and Clare Dobson 
Jane Dobson 
 
66 Avon Road 
Pokeno 
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Appendix 8 
  



1.0 LENS 1 – ASSESSMENT OF RELEVANT OBJECTIVES AND POLICIES IN THE PWDP 

ASSESSMENT METHODOLOGY 



TABLE 1: ASSESSMENT OF PROPOSAL AGAINST RELEVANT OBJECTIVES AND POLICIES IN THE PWDP 

RELEVANT OBJECTIVES AND POLICIES GUIDANCE NOTES ASSESSMENT 
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2.0 LENS 2 - ALIGNMENT AND CONSISTENCY WITH HIGHER ORDER DOCUMENTS  

2.1 STATUTORY AND RMA DOCUMENTS 

2.1.1 PART 2 OF RESOURCE MANAGEMENT ACT 1991 

TABLE 2: PART 2 OF RMA ASSESSMENT 

RELEVANT PROVISIONS ASSESSMENT 

 

 

 

 

 



 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 



2.1.2 NATIONAL POLICY STATEMENT – URBAN DEVELOPMENT 2020 (‘NPS-UD’) 
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TABLE 3: NPS-UD ASSESSMENT 

RELEVANT PROVISIONS ASSESSMENT 
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FIGURE 1 MAP 1 (APPENDIX 2 OF FUTURE PROOF 2017) 





FIGURE 2 WAIKATO 2070 POKENO DEVELOPMENT PLAN 
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2.1.3 NATIONAL POLICY STATEMENT – FRESHWATER MANAGEMENT 2020 (‘NPS-FM’) 

TABLE 4: NPS-FM ASSESSMENT 

RELEVANT PROVISIONS ASSESSMENT 
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2.1.4 WAIKATO REGIONAL POLICY STATEMENT (‘WRPS’) 

TABLE 5: WRPS ASSESSMENT 

RELEVANT PROVISIONS ASSESSMENT 
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2.1.5 THE VISION AND STRATEGY FOR THE WAIKATO RIVER 

TABLE 6: THE VISION AND STRATEGY FOR THE WAIKATO RIVER ASSESSMENT 

RELEVANT PROVISIONS ASSESSMENT 
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2.1.6 WAIKATO REGIONAL PLAN (‘WRP’) 

ā

TABLE 5: WRP ASSESSMENT 

RELEVANT PROVISIONS ASSESSMENT 
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2.1.7  

  



2.1.8 WAIKATO-TAINUI ENVIRONMENTAL PLAN, TAI TUMU, TAI PARI, TAI AO 

TABLE 6: WAIKATO-TAINUI ENVIRONMENTAL PLAN ASSESSMENT 

RELEVANT PROVISIONS ASSESSMENT 
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2.2 NON-RMA DOCUMENTS AND OTHER CONSIDERATIONS 

2.2.1 FUTURE PROOF STRATEGY 2017 

TABLE 7: FUTURE PROOF STRATEGY ASSESSMENT 

RELEVANT SECTIONS ASSESSMENT 
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FIGURE 3 MAP 1 (APPENDIX 2 OF FUTURE PROOF 2017) 
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2.2.2 WAIKATO GROWTH AND ECONOMIC DEVELOPMENT STRATEGY (WAIKATO 2070) 

TABLE 9: WAIKATO 2070 ASSESSMENT 

PURPOSE AND KEY OUTCOMES ANTICIPATED BY PLAN ASSESSMENT 

 

 

 

• 

• 

• 

• 



 

• 

• 

• 

• 

• 

o 



o 

o 

o 

o 

o 



o 

o 

o 

o 



o 

o 

o 



o 

o 

o 

o 

o 



o 

o 

o 

o 

  



2.2.3 HAMILTON-AUCKLAND CORRIDOR PLAN & IMPLEMENTATION PROGRAMME ‘H2A CORRIDOR PLAN’ (NOV 2020) 

TABLE 10: HAMILTON-AUCKLAND CORRIDOR PLAN & IMPLEMENTATION PROGRAMME ASSESSMENT 

PURPOSE AND KEY OUTCOMES ANTICIPATED BY PLAN ASSESSMENT 
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2.2.4 POKENO BLUEPRINT 

TABLE 11: POKENO BLUEPRINT ASSESSMENT 

PURPOSE AND KEY OUTCOMES ANTICIPATED BY PLAN ASSESSMENT 
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LENS 3 OF THE REZONING ASSESSMENT FRAMEWORK 

LENS 3 CRITERIA ASSESSMENT 
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POKENO EAST 
REZONING 
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HG PROJECT NO   

1.0  
INTRODUCTION 

2.0  
REASONABLY PRACTICABLE OPTIONS 

2.1 OPTION 1: RETAIN THE RURAL ZONE (THE “DO NOTHING” OPTION) 
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HG PROJECT NO   

FIGURE 1: POKENO SUPPLE AND DEMAND ANALYSIS 

FIGURE 2: FUTURE PROOF SETTLEMENT PLAN 
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HG PROJECT NO   

FIGURE 3: POKENO DEVELOPMENT PLAN WITHIN WAIKATO 2070 

2.2 OPTION 2: COUNTRY LIVING ZONE 

2.3 OPTION 3: VILLAGE ZONE  
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HG PROJECT NO   

 

 

 

 

 

 

2.4 OPTION 4: FUTURE URBAN ZONE  

2.5 OPTION 5: REZONE AS RESIDENTIAL ZONE WITH A FUTURE URBAN OVERLAY 
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HG PROJECT NO   

2.6 OPTION 6: REZONE AS RESIDENTIAL ZONE  

3.0  
RELEVANT OBJECTIVES 
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HG PROJECT NO   

4.0  
ASSESSMENT OF THE PROVISIONS 

RELEVANT PROPOSED DISTRICT PLAN OBJECTIVES SUMMARY OF HOW THE REZONING ACHIEVES THESE OBJECTIVES 
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PROPOSED OBJECTIVES SUMMARY OF HOW THE REZONING ACHIEVES THESE OBJECTIVES 
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5.0  
EFFICIENCY AND EFFECTIVENESS 

5.1 BENEFITS AND COSTS 

 BENEFITS COSTS 
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5.2 ECONOMIC GROWTH 

5.3 EMPLOYMENT 

5.4 RISK OF ACTING OR NOT ACTING 

 

 

5.5 SUMMARY OF EFFICIENCY AND EFFECTIVENESS  

6.0  
SUMMARY 
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7.0  
LIMITATIONS 


