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1. SUMMARY OF EVIDENCE 

1.1 My full name is Mark Seymour Manners Tollemache.  I am a town planner.   

1.2 I have provided primary and rebuttal evidence in support of the Havelock rezoning 

proposal. 

2. HAVELOCK PROVISIONS 

2.1 The approach outlined in the evidence is to adopt the Proposed Waikato District Plan 

(“PWDP”) provisions (including rules), zones, overlays and annotations1 wherever 

possible.  The approach utilises the Residential, Business (for a small neighbourhood 

centre) and Industrial Zones (for a buffer to 3 Yashili Drive – Yashili site) for Havelock 

associated with the rezoning of the land on Transmission Hill.  

2.2 The proposal utilises the Rural Lifestyle Zone2 for the Rural Lifestyle Precinct to provide 

for rural cluster housing development, within a framework of landscape and ecology 

enhancements in the area of the site known as the Havelock Tail. 

2.3 The Havelock provisions insert the Havelock precinct plans (x2), incorporating the 

Significant Natural Area overlay (“SNA”),3 the Environmental Protection Area (“EPA”) 

overlay,4 the Indicative Road overlay5 (including direct road connection from Pokeno to 

Bluff Road) and the Walkway/Cycleway/Bridleway overlay.6 

2.4 The precinct plans include new annotations addressing the proposed Pokeno Industry 

Buffer7 overlay, the lower density “Slope Residential” overlay,8 the 40 dba LAeq noise 

contour,9 Hilltop Park overlay10 (retaining the hill top as a public space) and Rural 

Lifestyle Cluster overlay.11 

2.5 Annexure 1 includes the updated planning maps dated 10 May 2021. 

 
1 Utilising the provisions on the PWDP as outlined in the Council Officers’ Right of Reply Version associated with the Section 42A 
reports for various topics. 
2 Was proposed to be renamed from Rural Countryside Living by the Hearing 12 S42A report to align to the National Planning 
Standards. 
3 Addressed by rules 16.2.4.3, 16.2.8, 16.4.8, 23.2.3.3, 23.2.8 and 23.4.5 of the PWDP. 
4 Rules 16.3.9.4, 16.4.16 and 23.4.11 of the PWDP outline the development standards that apply to planting within the EPA. 
5 Proposed new rules 16.4.18 RD1 (a)(i) and (ii). 
6 Addressed by rule 23.4.10 of the PWDP which outlines the requirements for walkways. 
7 Proposed new rules 16.3.9.2 P2 and 16.4.12 RD2, and for adjoining Yashili Rule 16.4.18 RD1 (iv). 
8 Proposed new rule 16.4.17 (provisions for the density and assessment of subdivision activity in the Slope Residential overlay). 
9 Proposed new rule 16.3.9.3 for the acoustic design of buildings between the 40 and 45 dba noise contours. 
10 Proposed new rules 16.4.18 RD1 (a)(iii) (the vesting of the park), 16.3.3.5 (a 5m height limit within 50m of the park) and 16.3.9.5 
(a 9m yard setback). 
11 Proposed new rule 23.4.2A and 23.4.8 RD2 outlining the bespoke requirements for the design, density and engineering of 
subdivision activity. 
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2.6 The approach to avoiding and minimising reverse sensitivity (which includes the 

provisions outlined in the planning Joint Witness Statement with Mr Jones (for Yashili) 

dated 12 May 2021)12 includes the following provisions: 

(a) The mapped annotation of the Pokeno Industry Buffer (as per Annexure 1). 

(b) Rule 16.4.18 RD1 (iv) provides the method to implement the acoustic barrier 

adjoining the Yashili site prior to or concurrent with the first subdivision in the 

Precinct.  This includes certification of the design through an acoustic report.  

(c) Default activity status of non-complying for dwellings and building platforms 

within the Pokeno Industry Buffer (Rules 16.3.9.2, 16.4.12 and 16.4.18), and for 

not providing the acoustic barrier described above (Rule 16.4.18). 

(d) New Rule 16.3.9.3 to address the acoustic design of dwellings between the 40 

and 45 dba noise contours.13 

(e) Consequential amendment to Rules 20.2.2.1A.P2.(b) and Rule 21.2.2.1A P2.(b) 

of the Topic 7 Hearing to apply the compliance point for noise from the industrial 

activities at the western edge of the Pokeno Industry Buffer and for Yashili the 

45 dba14 noise contour rather than at the new Zone boundary. 

2.7 The discretions associated with roading and traffic generation for the Havelock Precinct 

(Rule 16.4.18(b)) to address: 

(a) The design and effects of the Havelock Precinct’s Collector Road intersection 

with Yashili Drive. 

(b) The safe and efficient operation of the existing intersections of Yashili Drive and 

Gateway Park Drive, Gateway Park Drive and Hitchen Road and Gateway Park 

Drive and McDonald Road, along with the railway crossing on McDonald Road. 

(c) Accessible and safe pedestrian and cycle connections within the Precinct to 

locations outside of the Precinct. 

(d) The design of roads to provide for future public transport opportunities.  

2.8 Annexure 2 includes the updated provisions as a response to Mr Mead’s reply and the 

outcomes of the planning Joint Witness Statement. 

 
12 Note that additional amendments were made in the JWS to the provisions in my earlier Rebuttal Evidence dated 3 May 2021. 
13 The 40 dba noise contour being mapped on the Precinct Plan as per Annexure 1, and the 45 dba contour being the western 
edge of the Pokeno Industry Buffer (and Figure 16.4.18B in the case of Yashili). 
14 Figure 16.4.18B. 
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Statutory Assessment 

2.9 I have reviewed the planning merits of the Havelock provisions on the basis of relevant 

National, Regional and District planning directives.  I raised concerns in my primary 

evidence that the PWDP fails to provide for the expected, realistic future residential 

growth in Pokeno because the population and growth projections are unrealistic, and 

consequently inadequate areas are identified for future growth.  I was also concerned 

about the misalignment with the Waikato 2070 Growth and Economic Development 

Strategy (“Waikato 2070”) and the growth expectations in that document.  This concern 

is now recognised by Dr Davey and Mr Mead.  

2.10 Based on the assessments provided by Dr Davey and Mr Thompson, I do not consider 

that the PWDP, in its current form, gives effect to the National Policy Statement on 

Urban Development 2020 (“NPS-UD”).  I accept that the rezoning recommendations of 

Dr Davey and Mr Mead in the Section 42A reports are likely to provide 9.2 years of 

supply, therefore addressing the NPS-UD. 

2.11 Pokeno is ideally located to provide for urban growth, close to Auckland and adjoining 

major transportation networks. Spill over growth from Auckland, along with clear market 

demand has resulted in an all time high of 275 building consents for new dwellings 

being issued last year in Pokeno.  I previously emphasised caution regarding 

predictions as previous planning documents have consistently underestimated market 

demand in Pokeno, and therefore I consider being conservative in the extent of 

rezoning may not in fact give effect to the NPS-UD. 

2.12 In respect to the provisions of the PWDP, Havelock: 

(a) Can provide for up to 600 households in a high quality designed neighbourhood, 

contiguous with the existing settlement.  Given the topography, it will offer 

residential sites with high amenity, views and vistas not currently accessible in 

Pokeno.  It will also offer a bespoke approach to a Precinct Plan, utilising 

provisions from the PWDP and additional provisions to manage matters unique 

to the site. 

(b) Has direct access to the town centre and key transport routes without being 

severed by the state highway.  Pokeno East does not have the same level of 

connectivity.  
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(c) Offers the only opportunity for future connections between Pokeno and the 

Waikato River without the need to utilise state highway 1.  No other proposal 

offers this unique and potentially significant amenity benefit. 

(d) Will contribute to Council meeting its residential capacity targets under the 

NPS:UD in respect of Pokeno and to creating a well-functioning urban 

environment.  Rezoning the Site for Residential will strongly give effect to the 

NPS-UD.  

(e) Implements part of the Council's growth management strategy for Pokeno.   

2.13 The Site is an ideal location for growth in Pokeno and gives effect to the Waikato 

Regional Policy Statement (“RPS”), including the 6A Principles, in respect of the 

following matters:  

(a) It is located in an area of high growth. 

(b) Pokeno is already experiencing dwelling construction rates that exceed the 

medium and high projections of the District and Regional Councils. 

(c) It provides a logical extension of the existing urban area of Pokeno, forming a 

new neighbourhood contiguous with existing and planned growth. 

(d) It would be consistent with a compact urban form and support the existing town. 

(e) The Site is well connected to Pokeno and can support walking and cycling 

connections to the town and future public transport. 

(f) It includes a new local neighbourhood centre with a range of amenities and 

commercial services. 

(g) It does not involve versatile soils, or development within an Outstanding Natural 

Landscape, Outstanding Natural Feature or Significant Amenity Landscape. 

(h) It provides opportunities for open spaces and the protection and enhancement 

of SNAs. 

(i) Achieves an edge to urban Pokeno and significant enhancements as a 

transition from this edge to the Waikato River and Bluff Road. 

2.14 Havelock is included within the Council's planned upgrades for bulk water and 

wastewater. 
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2.15 Having considered the efficiency, effectiveness, costs and benefits of the Havelock 

provisions I consider these to reflect the optimal outcome to address the objectives and 

policies of the PWDP and give effect to the RPS and NPS-UD.  The urban land 

resource in Pokeno is scarce, and the Site is ideally located to provide a new 

residential neighbourhood.  Havelock offers an optimal planning outcome based on the 

relevant statutory documents, and is an efficient solution to accommodate projected 

growth in this community.  The Rural Lifestyle Zone aims to achieve significant 

environmental enhancements, along with access opportunities to the Waikato River. 

2.16 Apart from structure plans in Te Kauwhata and Raglan, in my opinion no other Precinct 

proposes this level of positive outcomes secured through specific planning provisions.  

3. POKENO VILLAGE HOLDINGS LTD 

3.1 In reviewing the submissions and evidence on behalf of PVHL, the overarching theme 

is that land should not be live zoned in Pokeno until technical studies have been 

completed (including those for three waters and transportation), along with a 

comprehensive structure plan process.  If accepted, the consequence of this would be 

that no additional greenfields land would be identified in the PWDP beyond that zoned 

through the Plan Changes 21 and 24 to the Operative Waikato District Plan (“OWDP”).  

3.2 I do not see a scenario, apart from using the current District Plan review process, to 

support the rezoning of additional land to provide the forecasted capacity required in 

Pokeno to give effect to the NPS-UD.  Deferring the rezoning of land, or utilising a 

Future Urban Zone will result in constraining housing supply in the short to medium 

term. 

3.3 In the case of Havelock, I consider that the technical reporting, evidence and Precinct 

Plan and associated rules are appropriate to provide for the rezoning of this land. 

3.4 If the Commissioners were concerned with the potential for cumulative infrastructure 

effects, then I have suggested potential amendments to the general subdivision 

provisions in Pokeno as a whole to evaluate traffic and stormwater matters at the time 

of resource consent. 

3.5 Finally, in relation to matters raised by PVHL, I do not consider that Mr Mead’s 

recommendations will result in an oversupply of housing and live zoned land.  It is more 

likely that the reverse is true that even with Mr Mead’s recommendations to support the 

rezoning of land, this will need to be supplemented within a short time period to 

maintain a minimum 10 year available capacity. 
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4. REVERSE SENSITIVITY (HYNDS AND YASHILI) 

4.1 Adjoining landowners have raised concerns with potential reverse sensitivity effects 

between residential development on the Site and the adjoining Pokeno Gateway 

Business Park. 

4.2 The planning Joint Witness Statement dated 12 May 2021 includes the provisions 

agreed with Mr Jones to manage reverse sensitivity with respect to the 

Yashili/Havelock interface. 

4.3 Mr Styles has modelled an appropriate separation distance which has generated the 

Pokeno Industry Buffer overlay, and the land within it at 88 Bluff Road is identified as 

Environmental Protection Area for enhancement planting (providing it with a specific 

use).  Proposed rules 16.3.9.2 P2 and 16.4.12 RD2 apply to the management of noise 

sensitive activities, whereby these are not anticipated in the Buffer (being non-

complying activities).  The separation distance provided by the Buffer more than 

adequately addresses reverse sensitivity associated with lighting and air discharges 

from the Pokeno Gateway Business Park. 

4.4 In my opinion setbacks are an appropriate and common method to manage the 

potential for reserve sensitivity effects.  However, the separation distances should not 

be so great, as sought by Hynds, so as to result in the inefficient use of a scarce land 

resource in Pokeno, or a pattern of development that does not support the wellbeing of 

future residents.  In the case of the Pokeno Industry Buffer, this aligns with the steeper 

areas of land which are not suitable from a geotechnical perspective.  A specific 

boundary condition has been agreed adjoining Yashili where mitigation opportunities 

are available through the use of a General Industry Zone buffer together with a  

specified acoustic barrier. 

4.5 I do not agree with the evidence and rebuttal evidence for Hynds that the proposed 

Pokeno Industry Buffer does not avoid and minimise reverse sensitivity effects.  The 

evidence is not supported by empirical or expert assessments as relevant (for example 

noise, lighting and air discharge), and does not appropriately acknowledge the 

evidence of Messrs Curtis, King and Styles in respect to air quality, lighting and noise.  

For example, lighting measurements illustrate that the light spill received beyond the 

Pokeno Industry Buffer is less than 1/10th of the compliance limit of the OWDP.  

Notwithstanding this, the experts for Hynds still identify that lighting at these levels will 

generate complaints and in their opinion these will result in restricting Hynds’ 

operations.  I disagree.  
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4.6 The assertions of a range of adverse effects emanating from the Hynds site onto the 

proposed Havelock residential lots, resulting in the potential for neighbour complaints, 

and consequently the curtailing of Hynds operations, are materially overstated.  

4.7 The evidence for Hynds does not acknowledge the permitted activity rules of the 

OWDP or the PWDP applying to the Hynds site, or that sensitive activities and 

significant residential development opportunities are already located in closer proximity 

to the Hynds site than the Havelock proposal.  This includes sites within the existing 

residential and business land.  

4.8 I do not support the argument forwarded by Ms de Lambert that visual effects are a 

reverse sensitivity matter, and that complaints regarding existing or new buildings 

would result in the curtailing of the Hynds operation. 

4.9 The rebuttal evidence of Ms de Lambert includes a number of additional photos taken 

below her Areas 1 and 2 (where she considers the buffer should be expanded).  The 

concern I have is the locations where the photos are taken are between 130 and 180m 

of the actual western edge of the Pokeno Industry Buffer, and therefore they do not 

reflect views from future dwellings over the industrial area.  This affects the accuracy of 

any assessments or conclusions drawn from the photos.  Mr Pryor will provide accurate 

photographs, however, to illustrate the contrast between the actual edge of the Pokeno 

Industry Buffer and Ms de Lambert’s photographs, Annexure 3 includes three 

additional photographs and the comparative locations of these with those from Ms de 

Lambert.  I highlight that because of the landform Area 1 is oriented to the east and 

south-east, and does not have the claimed expansive views of the Synlait factory. 

4.10 Ms de Lambert also provides (on behalf of Hynds) her views of the expansion 

opportunities associated with the Synlait activity.  Mr Munro identifies the steep 

contours on the southern boundary of the Heavy Industry Zone, which includes the 

lower slopes of Transmission Hill with a grade of between 20 and 30 degrees.  In 

addition, Annexure 4 includes the approved landscape plan for the Synlait activity 

which illustrates the areas to be planted in native vegetation and hydroseeded.  These 

areas relate to the slope identified by Mr Munro and are not indicative of any expansion 

plans in this area of the site. 

Land above RL100  

4.11 I do not support the argument made by Ms de Lambert that land above RL100 should 

be protected.  This looks to be based on a misunderstanding by Ms de Lambert as to 

the statutory weighting of the Pokeno Structure Plan document (this being a 
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non-statutory document).  The recommendations in that document which accompanied 

the Private Plan Change request were not included in Plan Changes 14, 21 and 24 or 

the OWDP.  

4.12 I find no requirement in a National Policy Statement, the RPS, the OWDP or the 

PWDP, nor a recommendation in the Council’s Section 42A report or through the 

Topic 21 landscape hearings for the protection of land above RL100 from development.  

4.13 No land over RL100 associated with Transmission Hill is identified as an Outstanding 

Natural Landscape, Outstanding Natural Feature or Significant Amenity Landscape in 

the RPS, OWDP or PWDP.  The HVL site was identified in the OWDP as an Aggregate 

Extraction and Processing Zone for quarrying, which generally results in outcomes that 

are the antithesis of the protection recommended by Ms de Lambert. 

Iwi Evidence 

4.14 Karl Flavell and Lucie Rutherfurd for Ngāti Te Ata and Ngāti Tamaoho respectively 

provided primary evidence at the time of the circulation of rebuttal evidence. 

Consequently, this summary statement responds to the matters raised. 

4.15 The archaeological report by Clough & Associates was provided with the HVL 

submission on the PWDP.  This references the Clough & Associates archaeological 

report (April 1998) commissioned by Winstone Aggregates and the archaeological 

inspections (May 1998) undertaken by Mr Ian Lawler.  The relevant matters referenced 

by Mr Flavell are included in Annexure 5.  In summary: 

(a) The exact location of the Pa and signal station cannot be determined and could 

in fact be located completely offsite from Havelock.  The Clough & Associates 

report indicates the signal station was likely occupied for approximately a year 

to support the British invasion of the Waikato.  

(b) Notwithstanding that uncertainty, an assumed location of the signal station has 

been included within the Hilltop Park and will be maintained from any 

development through that overlay.  

(c) An SNA overlay applies to the escarpment and forest below Potter Road.  It is 

highly unlikely that any residential development or significant disturbance could 

occur there.  This protects any koiwi that may be present in areas of original 

indigenous forest. 
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Section 42A Rebuttal Report 

4.16 I generally agree with the recommendations of Mr Mead, except where specifically 

identified in my evidence.   

4.17 Mr Mead considers a “buffer may need to be extended” in the south-eastern corner (his 

Figure 33) although I acknowledge there may be some misunderstanding based on 

Ms de Lambert's recent photos.  In my opinion the potential for reserve sensitivity 

effects in this location has been overstated, and as illustrated in Annexure 3, the line of 

sight is to the east and south-east.  This area of land is outside of the 45 dB noise 

contour recommended by Mr Styles and the 150m separation recommended by 

Mr Curtis.  The separation from the Hynds site is over 400m.  I disagree with Mr Mead’s 

amendment to Rule 16.4.18 RD1 (b)(xii) which seeks to identify this area as a no build 

area.  I recommend that Mr Mead and I undertake a site visit to resolve this matter. 

4.18 I accept Mr Mead’s recommended amendment to Rule 16.4.18 RD1 (a)(iii) below: 

(iii) The proposal must include the provision of the Hilltop Park and the creation of the 
Pokeno Industry Buffer / Environmental Protection area (as identified on the planning 
maps).  

4.19 I partly agree with Mr Mead’s amendments to Rule 16.4.18 RD1 (b)(xiii).  As the clause 

relates to subdivision I consider its effect on land use activities is a step too far and 

based on the earlier concerns above is in part unnecessary.  In addition, no dwellings 

or building platforms are proposed within the Pokeno Industry Buffer (the 45 dba noise 

contour) so it is unclear as to Mr Mead’s intentions in the drafting.  I assume he intends 

it to apply to the 40 dba noise contour.   

4.20 I disagree that direct visual interaction is an adverse effect, or one which would result in 

a genuine reverse sensitivity effect in that residents could see other buildings and 

therefore complain about those activities and seeking the curtailing of activities.  I do 

not consider that this would result, and therefore do not agree that it is appropriate or 

necessary to include a discretion on these matters.  I recommend the following 

amendment: 

Design of earthworks (contours and aspect), lot orientation and landscape treatment to 
minimise possible reverse sensitivity effects on nearby Heavy Industrial Zoned activities  

4.21 I do not agree to Mr Mead’s amendments to Policy 4.1.11 (iv).  I do not consider that lot 

sizes is a relevant matter outside of those areas already identified as Slope Residential.  

Lot sizes equates to a density matter, and where outside of the 45 dba noise contour 

the control is the acoustic attenuation of buildings.  
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(iv) Subdivision and development shall minimise the potential for reverse sensitivity 
effects to arise on the Havelock Precinct’s eastern boundary with Heavy and Industrial 
zoned land through a combination of physical separation, orientation, landscape 
treatment and building design. 

4.22 I accept Mr Mead’s recommended amendment to Rule 23.4.2A (b) (viii).   

4.23 I note that I have only had limited time to consider Mr Mead's report before preparing 

this summary statement.  If on further reflection there are other matters that can be 

addressed or resolved prior to hearing then I will update the Panel at hearing. 

 

Mark Tollemache 

13 May 2021 
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Annexure 4 - Landscape mitigation plan for Synlait Factory














