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1. Introduction 
Within the Opotiki district, there are two identifiable Industrial Zone that have emerged as a result 

of past concentrations of industrial activities. One area is located to the south of Wellington Street 

West, and the other located around the State Highway 2 intersection with Stoney Creek Road and 

Factory Road. Grouping industrial activities together in an Industrial Zone is an effective mechanism 

to mitigate the potential adverse effects on the amenity values of nearby areas. 

The Industrial Zone has amenity values that require management and control. Activities located 

within this zone would not be appropriate in other zones of the district because of the effects 

generated, including high noise levels, high levels of glare and light spill, high incidence of heavy 

transport movement, and diverse activities.  

Characteristics that contribute to the character of the Industrial Zone are: 

 Higher noise levels than in surrounding areas at varying times of the day and night. 

 Safe and visible transportation networks.  

 Yards used for the storage of materials and machinery. 

 Moderate degree of signage.  

 Limited pedestrian activity. 

 Limited areas of public open space.  

 Large buildings, where storage areas are screened. 

 Location of noxious industries.  

 On-site areas for the loading and unloading of vehicles.  

 High visitation to the zone from heavy vehicles and hazardous substance transporters. 

 Bunded or sealed sites where hazardous substances are used. 

 On-street and off-street parking facilities.  

 Yard separation of industrial activities from adjoining non-industrial activities.  

 Mixture of various land use activities ranging from commercial, retail and wholesale to 

predominantly industrial activities. 
  



2. Legislative Framework 

2.1. Resource Management Act 1991 (RMA) 

Section 5 of the RMA sets out the purpose of the RMA as follows: 

(1) The purpose of this Act is to promote the sustainable management of natural and 
physical resources. 

(2) In this Act, sustainable management means managing the use, development, and 
protection of natural and physical resources in a way, or at a rate, which enables people 
and communities to provide for their social, economic, and cultural well-being and for 
their health and safety while— 

(a) sustaining the potential of natural and physical resources (excluding minerals) to 
meet the reasonably foreseeable needs of future generations; and 

(b) safeguarding the life-supporting capacity of air, water, soil, and ecosystems; and 
(c) avoiding, remedying, or mitigating any adverse effects of activities on the 

environment. 
Sustainable management of the land resource is fundamental to achieving the purpose of the RMA 
as set out in section 5.   

Section 7 requires that regard is given to a number of matters relevant to activities in the 
Industrial Zone: the efficient use and development of natural and physical resources, the 
maintenance and enhancement of amenity values, maintenance and enhancement of the 
quality of the environment.   
 

Section 31 of the RMA gives Council the responsibility for: 

 “The establishment, implementation and review of objectives, policies and methods to 

achieve integrated management of the effects of the use, development, or protection of land 

and associated natural and physical resources of the district:” 

 And; 

“the control of any actual or potential effects of the use, development, or protection of land”. 

The Council must give effect to National Policy Statements in the District Plan under sections 

55 and 75(3)(a) of the RMA.  

2.2. Regional Policy Statement (RPS) 

Section 74 of the RMA requires that the District Plan must give effect to the Operative RPS.  

Objective RPS Objective Policies Relevance to the Surface of Water 

10 Cumulative effects of existing and new 
activities are appropriately managed 

  

    

3. Key Issues  
The key issues to be addressed in relation to activities in the Industrial Zone are: 

# Issue 



# Issue 

1 There is a potential for adverse effects from activities undertaken within the zone to reduce the amenity 
and productive values of the zone and adjacent rural land. These adverse effects include higher noise 
levels, generation of dust, grit, and odour, light spill and glare, and visitation to the sites from higher 
numbers of heavy transport vehicles. 

2 Parts of the industrial areas may be adversely affected by flooding, which may compromise the health 
and safety of people in adjoining residential areas and the quality of the Industrial Zone environment. 
The effects of activities such as earthworks may compromise the capacity of ponding areas. 

3 The location of hazardous substance use, storage, or disposal facilities within areas susceptible to 
natural hazards can have significant adverse effects on the quality of the environment. 

4 Activities located within the zone use substances that have the potential to contaminate the site, 
stormwater draining from the site, and adjoining natural and physical resources. 

5 Industrial activities can give rise to adverse effects on the surrounding amenity, particularly when they 
are adjoining more sensitive zones such as a Rural, Residential or Mixed Use Zones. 

6 Inadequate provision made for site manoeuvrability can affect transport networks within and adjoining 
the zone. 

4. Summary of Plan Provisions 
4.1. Summary of relationship between issues, objectives, policies, rules and other methods. 

5. Changes Made to Operative District Plan Approach  
The Operative District Plan has a stand-alone chapter for activities within the Industrial Zone. The 

majority of the chapter is still relevant and has been carried through into the Proposed Plan. 

The Operative District Plan also included introductions at the beginning of the Industrial Zone 

section. This has been removed and included in this evaluation report, where relevant. Two new 

polices have been introduced.   

The Zone has been extended to provide further land adjoining the existing industrial zone land in the 

Waioeka Rd/Stoney Creek area.   

6. Evaluation – Appropriateness of Objectives 
6.1. Objectives are to be assessed as to whether they are the most appropriate to achieve the 

purpose of the RMA. ‘Most appropriate’ has been interpreted to mean ‘suitable’. 

 

 Objectives Appropriateness 

1 Enable industrial activities where the 
adverse effects of activities undertaken 
within the zone are managed, and do not 
conflict with the amenity values of 
adjoining zones. 

Addresses Issues 1 - 6 
Section 5: The objective will achieve the 
purpose of the RMA by managing the use and 
development of residential land so as to 
provide for people and communities’ social 
well-being and for their health and safety.  

Issue(s) Objective(s) Policy Method Schedules 

Issue 2     



 Objectives Appropriateness 

2 Activities within the zone are undertaken in 
a manner that avoids, remedies, or 
mitigates their adverse effects on the 
receiving environment. 

Addresses Issues 1 and 3 
Non-residential activities can contribute to a 
more liveable environment in the residential 
area provided that they are located where they 
do not diminish residential amenity. This 
objective provides for people and communities’ 
overall well-being.  

 

6.2. These objectives are considered to be the most appropriate methods of achieving the purpose 

of the RMA as they recognise the matters set out in Part 2 of the RMA, they give effect to the 

relevant objectives and policies in the RPS, and they will guide the appropriate management 

of activities within the Industrial Zone. 

7. Evaluation – Achieving the Objectives 

7.1. Section 32(1)(b) Requirements  

Section 32(1)(b) of the RMA requires examination of whether the provisions (being policies, rules 

and other methods) in the Proposed Plan are the most appropriate way to achieve the objectives. 

The appropriateness must be considered in relation to: 

“(i)  identifying other reasonably practicable options for achieving the objectives; and 

(ii)  assessing the efficiency and effectiveness of the provisions in achieving the objectives; 

and 

(iii)  summarising the reasons for deciding on the provisions”. 

The assessment must be at a level of detail that corresponds to the scale and significance of the 

environmental, economic, social and cultural effects of the Proposed Plan. The Operative District 

Plan contains an existing chapter, Chapter 6, to address the effects of activities on the surface of 

water. As set out in section 5 above, the approach taken in the Proposed District Plan is to amend 

the provisions only where necessary to: 

 

 Clarify the provisions; 

 Improve consistency across the Plan; 

 Respond to new statutory requirements, such as through a national or regional policy 

statement; 

 Delete unnecessary text; and/or 

 Update references. 

The provisions need to be examined in more detail only where there are new statutory requirements 

through a national policy statement or regional policy statement, or a change in activities or the way 

they are managed . 

In this case, a detailed re-examination of the plan provisions is not considered to be necessary 

because the plan provisions (being policies and rules) have not materially changed and are generally 

well understood and accepted as appropriate mechanisms to achieve environmental outcomes 

sought through the District Plan.  



7.2. Reasonably Practicable Options 

In terms of reasonably practicable options, as discussed in 7.1 above, the plan provisions have been 

generally carried forward. The reasonably practicable options are therefore considered to be: 

Options Response 

Do nothing  No policy or rule in the plan. 
 Rely on other non-statutory methods as set out in the 

chapter. 
 BOPRC plan provisions address the issue and duplication is 

unnecessary. 

Status quo   Carry forward the policy or rule without change or with only 
minor amendment. 

New policy or provision  Address an issue that is not addressed or is ineffective in the 
operative plan. 

 Give effect to a new requirement in a NPS or RPS. 
 Align with plans or other statutory documents. 

 

The plan provisions have been generally carried forward with amendments to clarify and improve 

consistency across the plan and with other documents. The status of activities and standards to be 

applied are well known to the community and well understood.  

The “Do Nothing” option has not been selected as it is not acceptable where a policy or rule is 

required to achieve the purpose of the RMA and the objectives set out above. Either the status quo 

(with or without minor amendments for clarification), or a new provision have been assessed as 

reasonably practicable options. 

7.3. Policies and methods 

7.3.1. Efficiency and Effectiveness 

In assessing the efficiency and effectiveness of the proposed provisions, the RMA requires 

the Council to “identify and assess the benefits and costs of the environmental, economic, 

social, and cultural effects that are anticipated from the implementation of the provisions, 

including the opportunities for: 

(i)  economic growth that are anticipated to be provided or reduced; and 

(ii)  employment that are anticipated to be provided or reduced”. 

If practicable, the benefits and costs referred should be quantified. 

7.3.2. Efficiency  

The proposed policies will be efficient in achieving the objectives as they give clear direction for 

potential activities in the Ōhiwa Harbour Zone and guidance for decision makers. 

7.3.1. Effectiveness 

Objective 1 

Issue Relationship 1 - 6 



Objective 1 Enable industrial activities where the adverse effects of activities 

undertaken within the zone are managed, and do not conflict with 

the amenity values of adjoining zones. 

Policies  6.2.2.1 Enable industry to establish in the industrial zone 

without undue constraint so that the adverse effects 

from their activities can be managed to facilitate 

compliance with the zone standards. 

6.2.2.2 Control the location of retail activities within the zone 

to ensure that the qualities and characteristics of the 

zone are maintained and impacts on the Town Centre 

Zone are minimised. 

6.2.2.3 Ensure that there is adequate on-site parking and 

manoeuvring space for vehicles using sites within the 

Industrial Zone. 

6.2.2.4 Manage activities that wish to locate in flood prone 

areas so that the effects of hazards can be mitigated by 

protection measures such as stopbanks, minimum floor 

levels, or design. 

6.2.2.5 Ensure that any effects of activities within the Industrial 

Zone do not adversely affect the efficient functioning 

and capacity of ponding areas. 

6.2.2.6 Industrial activities require landscaping and screening 

when adjoining Residential, Rural and Mixed Use Zones 

to protect the amenity values of those zones. 

Methods   Methods to give effect to the policies relate to: 

 Zone standards that reflect the purpose of the zone 

 High noise standards 

 Limiting the size of retail activities 

 Parking and loading standards 

 Landscaping and building setbacks when adjoining other 

zones.  

 Zoning to give priority to industrial activities 

 Minimum floor levels 

 

Benefits  

Environmental Benefits  Provides clear guidance through objectives, policies, rules 

and zoning to give priority to industrial activities. 

 Sets expectations around the management of effects on 

Economic Benefits 

Social Benefits 



Cultural Benefits neighbouring zones. 

 Giving priority to industrial activities supports the 

establishment of business which supports the District’s 

economy and provides jobs. 

 Provides clear directives for managing flood ponding risks 

 Gives certainty about the types of effects that need to be 

managed 

 No specific cultural benefits identified.   

 

Costs  

Environmental Costs  Some opportunities remain for activities to adversely affect 
the environment.  

 All activities that may adversely affect the environment may 
not be controlled 

 Activities in adjoining zones may experience some levels of 
reverse sensitivity 

 Will limit types of activities that are able to be established 
within the zone 

 Increased traffic onto state highways 
 Some activities may be limited if the effects of those 

activities are not consistent with objectives and policies.   
 No specific cultural costs identified.   

Economic Costs 

Social Costs 

Cultural Costs 

Risk of Acting or Not Acting The risk of not acting may will not provide an appropriate area of 

industrial activities to occur, which may mean these activities are 

established in less desirable locations, where the effects of these 

activities may increase.  By not acting to prioritise industrial activities 

in the zone, the District will have limited space for these essential 

activities.   

 

The risk of not acting may increase effects on neighbouring zones 

and there may be loss of social and economic opportunities. 

 

The risk of not acting is inconsistent with achieving the purpose of 

the RMA.  There is sufficient information known about the 

consequences.   

 

Overall Assessment The inclusion of the policy is supported as enabling the purpose of the 

RMA to be achieved, including sections 5 and 7 matters 

 

Objective 2 

Issue Relationship 1 - 6 

Objective 1 Activities undertaken within the zone do so in a manner that avoids, 
remedies, or mitigates their adverse effects on the receiving 
environment. 



Policies  6.2.4.1 Maintenance of sites within the Industrial Zone at a level 
that will not detract from the character of the zone, 
including requiring service and storage areas to be 
screened from adjoining zones. 

6.2.4.2 The mitigation or avoidance of potential adverse effects 
such as noise, litter, glare, and traffic movements, on the 
site, on adjoining sites, with the Industrial Zone, and in 
adjoining zones. 

Methods Methods to give effect to the policies: 

 

 Zone standards that apply to permitted and controlled 

activities  

 Landscaping standards 

 Screening of storage areas 

 Screening and landscaping adjoining stage highways 

 Daylight protection standards 

 Noise limits 

 

Benefits  

Environmental Benefits  Amenity values will be maintained  

 Clear directives and expectation for those establishing 

activities within the zone 

 Provides protection of more sensitive environments 

 Provides out of zone activities with certainty 

 No specific cultural benefits 

 

Economic Benefits 

Social Benefits 

Cultural Benefits 

Costs  

Environmental Costs  Costs associated with compliance eg. Screening of storage 
areas and planting 

 May limit the ability of some activities to establish because of 
the inability to comply.   

 

Economic Costs 

Social Costs 

Cultural Costs 

The Risk of Acting or Not 
Acting  

 

Overall Assessment The inclusion of the policy is supported as enabling the purpose of the 
RMA to be achieved including sections 5 and 7 matters. 

 

8. Rezoning of Rural and Residential Zoned Land to Industrial  
As part of the review process the need arose to provide for further industrial land opportunities 

within the Ōpōtiki township area.  Under the Opearative District Plan there are two existing areas of 

land that are zoned industrial.  These are land in Wellington Street and land within the 

Waioeka/Stoney Creek area, having a combined total of 25ha.  Currently the capacity of this 25ha 

has been exhausted, by a number of businesses including OPAC, East Pack, Waiōtahe Contractors 

and NZ Manuka Honey.   



9. The process to identify land to rezone 
When considering options for further industrial zoned land, a number of considerations need to be 

considered, the following was considered to identify future areas: 

 Ability to access the transport network 

 Availability of infrastructure ie. waste water, storm water, water 

  Proximity to existing industrial land 

 Reverse sensitivity effects 

 Existing land uses 

 Consistency with zone objectives and policies. 

There are three areas of land considered most appropriate for rezoning; these are located to the 

south of Ōpōtiki Township, between Otara Rd, Factory Rd, Stoney Creek Rd and State Highway 2.  

This analysis is broken into two areas: 

 Otara Rd, Factory Rd area 

 Stoney Creek/SH 2.  

 

 Figure 1: Land proposed for rezoning at Factory and Otrara Roads.  



 

 Figure 2: Showing Stoney Creek / SH 2 area.   

10. Legislative Context 
Resource Management Act 
The proposed Plan Change should be considered in the context of Part II of the Act. Section 5 sets 
out the purpose of the Act, as follows: 
 

5  Purpose 
(1)  The purpose of this Act is to promote the sustainable management of natural and 

physical resources. 
(2) In this Act, sustainable management means managing the use, development, and 

protection of natural and physical resources in a way, or at a rate, which enables 
people and communities to provide for their social, economic, and cultural wellbeing 
and for their health and safety while— 
(a)  Sustaining the potential of natural and physical resources (excluding minerals) 

to meet the reasonably foreseeable needs of future generations; and 
(b)  Safeguarding the life-supporting capacity of air, water, soil, and ecosystems; 

and 
(c)  Avoiding, remedying, or mitigating any adverse effects of activities on the 

environment. 
 

Part II also contains the key principles of the Act. These are set out in Sections 6 to 8.  
 
Section 6 of the Act sets out a number of matters of national importance, including: 

 
(b)  The protection of outstanding natural features and landscapes from inappropriate 

subdivision, use, and development: 
(c)  The protection of areas of significant indigenous vegetation and significant habitats 

of indigenous fauna: 
(e)  The relationship of Maori and their culture and traditions with their ancestral lands, 

water, sites, waahi tapu, and other taonga. 
The proposal is not considered to affect any matters of national importance.  The location is not 

within any significant feature such as outstanding natural feature landscape, or containing significant 

indigenous biodiversity.   



Section 7 identifies a number of "other matters" to be given particular regard by the Council. This 
includes the following: 
 

(b)  The efficient use and development of natural and physical resources: 
(c)  The maintenance and enhancement of amenity values: 
(f)  Maintenance and enhancement of the quality of the environment: 
(g)  Any finite characteristics of natural and physical resources 

 

Regional Policy Statement  

The Bay of Plenty Regional Policy Statement (RPS) provides an overview of significant natural and 
physical resource management issues and a framework for resource management at a regional level. 
 
The relevant provisions of the Operative Regional Policy Statement are as follows: 
 

2.5  Integrated resource management: 
 

Objective 10 Cumulative effects of existing and new activities are appropriately 
managed 

 
Policy IR 5B:  Assessing cumulative effects 

 
2.8  Urban and rural growth management 

 
Objective 26 The productive potential of the region’s rural land resource is 

sustained and the growth and efficient operation of rural production 
activities are provided for 

 
Policy UG 13B: Promoting the integration of land use and 
transportation. 
Policy UG 18B: Managing rural development and protecting 
versatile land 
Policy UG 20B: Managing reverse sensitivity effects on rural 
production activities and infrastructure in rural areas 
Policy UG 23B: Providing for the operation and growth of rural 
production activities 
Policy UG 24B: Managing reverse sensitivity effects on rural 
production activities in urban areas. 

 

11. Factory Rd and Otara Rd  
The table below provides an evaluation of the proposal for the area between Factory/Otara Rds and 

the State Highway.  

Considerations  Benefits 
Social, Economic, Cultural, 
Environmental, Health and Safety 

Costs  
Social, Economic, Cultural, 
Environmental, Health and Safety 

Ability to access the 
transport network 
 

The site is located on local a road 
which feeds into State Highway 2 
approximately 100m. 

No costs identified 



Availability of 
infrastructure ie. waste 
water, storm water, 
water 
 

Existing services available and 
waste water extensions are 
planned.    

Cost to developers by way of financial 
contributions to extend services or 
upgrade.   

Proximity to existing 
industrial land 

Ideally the most appropriate 
place to extend is near existing 
industrial land.  This will enable 
effects to be managed where like 
activities occur.  This will 
consolidate effects to the area, 
and reverse sensitivity effects 
will be reduced as like activities 
will be located together.  This will 
provide efficient use of resources 
and social, environmental and 
economic benefits will be 
achieved. 

Some costs to existing houses located 
on rural land in adjacent properties.   

Reverse sensitivity effects 
 

The land adjoining the proposed 
site is rural and industrial land.  
Some rural land is across the 
State Highway to the west of the 
site.  Rules in the rural zone 
address noise and landscape 
effects where industrial land 
adjoins residential or rural land 
to mitigate effects.  This will 
provide health and safety 
benefits.   

Some properties may experience 
nuisance effects.   

Existing land uses 
 

The land is currently used as 
farm paddocks, part of the site is 
owned by Horizons who are 
developing an electrical 
substation for the area.   

Some land will be taken out of 
productive use for primary farming 
industry.  There will be loss of farm land 
and this may lead to economic loss if 
the land is not used for industrial 
purposes.     

12. Services  
Existing Water supply 



 

 Figure 2: Showing the extent of the existing water supply.  

Existing storm water system 

 

 Figure 2: Showing the extent of the existing storm water system. 

Waste water  

Waste water does not currently extend out into the area.  However budget has been provided for in 

the Council’s Long Term Plan to extend the waste water system into the area.      

Electricity  

Horizon going to be installing a substation in the area, the upgrade will be a two staged 

development.  Stage 1 is to create an 11Kv switch station at Opotiki and supply 11KV from Waiotahe 



using the existing feeders.  The solution provides a higher voltage at Opotiki and improves power 

quality of supply during periods of high loading. 

Stage 2 involves establishment of a sub-transmission supply and installing 33/11Kv zone 

transformers at the site.   

 

 Figure 3: Showing the location of the new substation.   

13. Evaluation  
13.1. In undertaking an evaluation it must identify 

 Reasonably practicable options for provisions 

 Assess effectiveness and efficiency 

 Assess costs and benefits 

 Quantify costs and benefits if practicable 

 Assess the risk of acting and not acting 

Planning Maps 5A Rezoning of rural land to industrial land 

Benefits  

Environmental Benefits  Economic benefits for the town and provides more options 

for future industrial growth. 

 Efficient use of land  

 No specific cultural benefits 

 Efficient as the zoning of the site will provide clear guidance 

as to what the intended use for that land is. 

 Ensures Industrial activities and the associated effects are 

mitigated by grouping the activities in one zone. 

 

Economic Benefits 

Social Benefits 

Cultural Benefits 

Costs  

Environmental Costs  Use of primary production land for a use other than for 
farming activities.  

 Some reverse sensitivity effects may arise where mitigation 
Economic Costs 

Social Costs 



Cultural Costs measures are not implemented 
 Increased traffic 
 No Economic costs identified 
 No specific cultural costs identified  

 

The Risk of Acting or Not 
Acting  

The risk of not acting will not provide an appropriate area of 

industrial activities to occur, which may mean these activities are 

established in less desirable locations, where the effects of these 

activities may increase.   

 

The risk of not acting is inconsistent with achieving the purpose of 

the RMA.  There is sufficient information known about the 

consequences.   

 

Overall Assessment The inclusion of the policy is supported as enabling the purpose of the 
RMA to be achieved including sections 5 and 7 matters. 
The proposal is likely to have significant benefits to the Opotiki 
District by supporting industry and providing opportunities for 
growth.   
 
 

 

14. Stoney Creek and SH 2 area 
Attachment 1 provides the section 32 analysis for this area.   

 

 

 

 

 

 

 

 

 

 

 

 



 

15. Attachment 1 

 



16. Introduction  
 

EastPack’s Opotiki post-harvest site is located on the outskirts of the Opotiki Township, on the 

corner of the intersection of State Highway 2 and Stoney Creek Road.  The existing EastPack facility is 

comprised of five allotments which are held in three Certificates of Title being; CT GS5B/973, CT 

403703 and GS1D/265. The allotments that are the subject of this proposal is Lot 1 DP 401433, held 

in CT 403703 and Lot 1 DP 4704 and Pt Lot 4 DP 5251 held in CT GS5B/973. All of the allotments are 

identified on the Operative Opotiki District Planning Maps as being zoned industrial, with the 

exception of Lot 1 DP 401433, which is currently zoned rural and Lot 1 DP 4707 and Pt Lot 4 DP 5251 

which are currently zoned resdiential (see figure 1). 

It is proposed that Lot 1 DP 401433 is rezoned from rural to industrial zoning, resulting in one 

consistent zoning and associated provisions across the entire EastPack site. The majority of Lot 1 DP 

401433 is currently undeveloped rural land and is approximately 1.25 hectares. The proposed 

rezoning from rural to Industrial will enable EastPack to operate under the industrial provisions of 

the Opotiki District Plan, which will be far more appropriate for a post-harvest activity. 

The capacity of the existing EastPack site is sufficient for the current throughput, with regards to the 

processing, packing and shipment of Kiwifruit. There have been no immediate plans made to 

develop the majority of this area, insofar as coolstores and packhouses are concerned, however in 

the future these may be constructed to meet any increase in demand. There is however an 

immediate requirement for a new staff carparking area on site and part of Lot 1 DP 401433 has been 

identified for this purpose. 

1.1 The Subject Site 

 
Lot 1 DP 4704 & Pt Lot 4 DP 5251 

Eastpack Limited have recently acquired a new property to the north east of the existing post-

harvest facility it is proposed that this land will be included in the proposed change, see figure 1 

below. The allotments are legally described as being Lot 1 DP 4707 (Lot 1) and Pt Lot 4 DP 5251 (Lot 

4), they are amalgamated and held together under one certificate of title, being, GS5B/ 972. Lot 1 is 

889m2 and Lot 4 is 97m2. The site contains a single residential dwelling and garage which is set well 

back from the State Highway. 

 

The current zoning for the property is Residential and it proposed that this zoning be changed on 

Opotiki District Planning Maps to Industrial so it is consistent with the remainder of the Eastpack 

site.  

Lot 1 DP 40433 

The site is owned by EastPack Limited and is approximately 1.25 hectares in size. The subject site 

was created as a result of a two lot subdivision of a 3.64 hectare parent title. The subdivision 

incorporated 1.25 hectares of the parent title into the existing EastPack site by way of 

amalgamation.  This subdivision consent was granted by Opotiki District Council in December 2007, 

and a new title was issued for Lot 1 DP 401433 & Part Lot 1 7122; CT 403703.  



The subject site is predominately vacant rural land, which is used for grazing and seasonal maize 

cropping. There is a coolstore building which occupies part of the northern end of the site. A land 

use consent was issued by the Opotiki District Council for this extension in December 2007 (Council 

Ref RC2008-34). The Council issued a consent notice on the resource consent which stated that; 

 “It is recommended that the applicant consider initiating a Private Plan Change to amend the zoning 
of the site to Industrial, this would preclude the need for future resource consent applications in the 
event that it is proposed by Eastpack Ltd to expand their industrial operations further on this site.” 
 
EastPack Limited applied to undertake a private plan change in 2010, however with the arrival of PSA 

and the uncertainty it bought to the kiwifruit industry the change was put on hold indefinitely. 

However now the Opotiki District Plan is undergoing a review process it was deemed an appropriate 

time to have the rezoning incorporated into this review.  

 

Figure 1, EastPack site existing zoning, industrial zone in green, residential in blue and rural zone in red. 

1.2 Surrounding Area 

The land to the north and west of the site is zoned rural and is used for grazing and cropping. There 

are two rows of Residential Zoned dwellings which immediately adjoin the site; one on the opposite 

side of Stoney Creek Road to the south of the site and the second to the east along State Highway 2. 

There is a small cluster of industrial zoned properties on the southern corner of State Highway 2 and 

Stoney Creek Road. To the east of the site on the opposite side of State Highway 2, the large OPAC 

post-harvest facility is located along with several other small industrial premises, all of which are 

zoned industrial.  

Accordingly it can be said that the land surrounding the EastPack site has a wide mix of land uses; 

rural, industrial, residential and commercial (see figure 2). The predominant existing land use 

however would be for general rural activities.  



 

Figure 2: Showing the existing zoning of the surrounding land; EastPack site outlined in green, industrial zone 

land in red, residential zoned in blue and the balance area is rural zoned. 

1.3 Plan Change Background 

EastPack initiated a private plan change to re-zone Lot 1 DP 40433 in 2010. Prior to lodging the 

proposal with the Opotiki District Council consultation with the following parties were undertaken; 

 Whakatohea Trust Board 

 The New Zealand Transport Agency 

 22 Surrounding Landowners / Occupiers 

The private plan change request was lodged with the Opotiki District Council on 7th December 2010. 

The Council assessed the proposal and requested that further information be provided. The plan 

change was subsequently amended and lodged with Council on 19 May 2011.  

The proposed plan change was then notified, with submissions closing on the 29th July 2011. One 

submission in opposition to the proposed change was received. The submitter opposed the plan 

change in its entirety with the exception that they felt comfortable in a carparking area being 

developed on the site. 

With the uncertainty in the Kiwifruit industry since the arrival of PSA to New Zealand the plan 

change was put on hold with the Opotiki District Council. It is now deemed to be an appropriate time 

to progress the plan change further and to include the change in zoning through the Opotiki District 

Plan Review process. The original plan change did not include the rezoning of the residential 

allotment to the north east of the site, as this has been a recent acquisition. It was decided that 

incorporating the proposed zone change of the two allotments in the District Plan review is more 

efficient way of managing the proposal as it prevents the change being re-notified as a standalone 

application. 

 

 

 

 



 

1.4 Consultation 

EastPack has initiated consultation with the surrounding landowners / occupiers, the Whakatohea 

Maori Trust Board and the New Zealand Transport Agency. Letters outlining the proposal were sent 

to those parties on 5 July 2015 (Attachment A). 

Currently there have been two responses received from the neighbouring properties both asking for 

clarification of the process and the rezoning. There has been no response from Whakatohea, and 

The New Zealand Transport Agency has raised no objection to the proposed change (Attachment B). 

An updated version of the plan change has been sent to the New Zealand Transport Agency and the 

landowner at 82 Waioeka Road, these were sent 2nd February 2016. The New Zealand Transport 

Agency has reviewed the amended change and have confirmed that this raises no new objections 

(Attachment A). The owner of the property at 82 Waioeka Road has confirmed that they have no 

objections to the proposal. 

1.5 Plan Change 

The proposal seeks to rezone Lot 1 DP 401433 from Rural zoning to Industrial zoning and Lot 1 DP 

4707 and PT Lot 4 DP 5251 from Residential zoning to Industrial zoning which will be included in the 

current review of the Opotiki District Plan and the next generation Draft Opotiki District Plan. This 

review will be undertaken in accordance with Schedule 1 of the Resource Management Act 1991.  

 

Figure 3. Operative District Planning Map 3b, Showing the site subject to the change. 

17. Legislative Framework 

18. Undertaking a rezoning as part of the review of the Operative District Plan requires an 

assessment of the guiding legislative requirements. The following provides an analysis of the 

legislative context specific to the proposal. 

 



18.1. Resource Management Act 1991 (RMA) – Part II 
 
The proposed Plan Change should be considered in the context of Part II of the Act. Section 5 sets 
out the purpose of the Act, as follows: 
 

5  Purpose 
(1)  The purpose of this Act is to promote the sustainable management of natural and 

physical resources. 
(2) In this Act, sustainable management means managing the use, development, and 

protection of natural and physical resources in a way, or at a rate, which enables 
people and communities to provide for their social, economic, and cultural wellbeing 
and for their health and safety while— 
(a)  Sustaining the potential of natural and physical resources (excluding minerals) 

to meet the reasonably foreseeable needs of future generations; and 
(b)  Safeguarding the life-supporting capacity of air, water, soil, and ecosystems; 

and 
(c)  Avoiding, remedying, or mitigating any adverse effects of activities on the 

environment. 
 

Part II also contains the key principles of the Act. These are set out in Sections 6 to 8.  
 
Section 6 of the Act sets out a number of matters of national importance, including: 

 
(b)  The protection of outstanding natural features and landscapes from inappropriate 

subdivision, use, and development: 
(c)  The protection of areas of significant indigenous vegetation and significant habitats 

of indigenous fauna: 
(e)  The relationship of Maori and their culture and traditions with their ancestral lands, 

water, sites, waahi tapu, and other taonga. 
 
The proposal is not considered to affect any matters of national importance. The site is not identified 
within the District Plan as being an outstanding natural feature or landscape, nor is there significant 
indigenous vegetation or habitats on the site. 
 
Section 7 identifies a number of "other matters" to be given particular regard by the Council. This 
includes the following: 
 

(b)  The efficient use and development of natural and physical resources: 
(c)  The maintenance and enhancement of amenity values: 
(f)  Maintenance and enhancement of the quality of the environment: 
(g)  Any finite characteristics of natural and physical resources: 
 

The “other matters” identified above are discussed in further detail in Section 4 of this report. It is 
concluded that the Proposed Plan Change is consistent with the above. 
 
Section 8 requires the Council to take into account the principles of the Treaty of Waitangi. It is 
considered that the proposal raises no Treaty issues. A copy of the proposal has been provided to 
local iwi Whakatohea, however no response has been received. 
 

 



18.2. Resource Management Act – Section 74 

 

In accordance with Section 74(2A) of the Act, Council must take into account any relevant planning 

document recognised by an iwi authority lodged with Council. None of the iwi management plans 

lodged with Council raise any issues which are of relevance to this Plan Change. Notwithstanding 

this, Council has an iwi consultation protocol that is followed with respect to resource consent 

applications 

 

18.3. Regional Policy Statement  
 
The Bay of Plenty Regional Policy Statement (RPS) provides an overview of significant natural and 
physical resource management issues and a framework for resource management at a regional level. 
 
The relevant provisions of the Operative Regional Policy Statement are as follows: 
 

2.5  Integrated resource management: 
 

Objective 10 Cumulative effects of existing and new activities are appropriately 
managed 

 
Policy IR 5B:  Assessing cumulative effects 

 
2.8  Urban and rural growth management 

 
Objective 26 The productive potential of the region’s rural land resource is 

sustained and the growth and efficient operation of rural production 
activities are provided for 

 
Policy UG 13B: Promoting the integration of land use and 
transportation. 
Policy UG 18B: Managing rural development and protecting 
versatile land 
Policy UG 20B: Managing reverse sensitivity effects on rural 
production activities and infrastructure in rural areas 
Policy UG 23B: Providing for the operation and growth of rural 
production activities 
Policy UG 24B: Managing reverse sensitivity effects on rural 
production activities in urban areas. 

 
Method 18: Structure plans for land use changes. 

 
The change of zoning is an efficient use of the existing land, it reduces the potential for increased 
adverse effects, by containing the post-harvest activity to the one site. This also means that any 
potential adverse effects on the District and State Highway roading networks are less than minor as 
the need for increased transportation of kiwifruit between alternative sites is not required. Although 
the land is less than 5 hectares, the site will be part of an overall structure plan for the industrial 
area of Stoney Creek Road. 



19. Issues Context 

3.1 Economic 

The New Zealand Kiwifruit Industry saw a large downturn with the arrival of PSA to the Te Puke 

growing region in November 2010. However there has been a turn-around with growth now being 

seen in the industry. Accordingly areas such as the Opotiki District which are suitable for kiwifruit 

horticulture are reaping the rewards financially, though increased pay outs to orchard owners and 

increased on orchard and post-harvest employment.  

Opotiki is a region which sustains highly valuable kiwifruit orchards and Eastpack has been a part of 

this industry in Opotiki since 1996. EastPack is a significant employer in the Opotiki District, 

employing approximately 268 people during the fruit packing season (March – June) and 11 

permanent year-round staff. 

EastPack Opotiki currently has capacity to process 4 million trays of Green and Gold Kiwifruit, and a 

static capacity of 1.7 million trays in storage. The current capacity of the site will meet the current 

and forseen future requirements, however given the economic growth in the industry there may 

come a time where the site will need to expand. By undertaking to re-zone the entire site to 

industrial, it will provide the company with certainty going forwards. 

If EastPack are unable to extend their existing site, there is the potential for loss of future 

employment and higher packing costs to orchardists in the area as their fruit will be required to be 

processed in Edgecumbe or Te Puke.  The economic benefits of any potential expansion of the 

current site in the future will have far reaching positive effects community wide. 

 

3.2 Traffic 
 
Stoney Creek Road is a Council maintained rural road, which is formed to a sealed, two-lane 
standard. There are two existing entrances to the EastPack site, the first located 85 metres along 
Stoney Creek Road from the State Highway 2 intersection and the second approximately 165 metres 
further westward along Stoney Creek Road. 
 
Visibility at the Stoney Creek Road and State Highway 2 intersection is excellent, with sightlines over 
300 metres to the north and 400 metres to the South.  
 
The traffic generated by the site consists of private passenger vehicles from the staff as well as 
trucks used for transporting fruit from the orchards to the site and then those taking the fruit from 
the site to the port or other facility. During the peak of the packing season (March through to June) 
it is estimated that there are up to 40 traffic movements per day (average of 3.33 movements per 
hour over a 12 hour period). EastPack provides a bus service for the nightshift staff during the 
packing season. There are approximately 55 staff members who use this bus service, as a result the 
private vehicle traffic at night is kept to a minimum. 
 
Currently vehicle manoeuvrability on the boundary adjoining Lot 1 DP 4707 and PT DP 5251 is 
restricted, figure 1 above demonstrates how the awkward boundary angles and location of the 
buildings give rise to this issue. The southern portion of Lot 1 DP 4707 and PT Lot 4 DP 5251 is being 
proposed to be used as vehicular manoeuvring space, to enable cars and trucks to have greater ease 
in accessing that area of the site.  



 
The additional land area to be rezoned on Lot 1 DP 401433 will enable EastPack’s car parking 
arrangements to be rationalised, which will greatly improve on-site traffic flows and staff health and 
safety. Currently, due to the very limited land area available, 350 car parking spaces are located in 
small groupings around the site, which means staff are walking across various parts of the facility to 
get to their vehicles. As a result staff members are frequently entering into areas where heavy 
machinery and trucks may be operating. To establish one staff carparking area with a defined access 
route for staff would reduce any health and safety issues greatly. 
 
The carpark is expected to occupy a portion of Lot 1 DP 401433 and any balance area would be 
available for future development. The potential traffic increases resulting from any such expansion 
cannot be qualified at this early stage given that the nature and scale of any expansion is unknown. 
The nature of the post-harvest facility is such that the traffic effects are restricted to certain months 
of the year (March to June) and certain times of the day (shift changes).  
 
The effect on the wider traffic network would be far greater if EastPack were required to erect 
satellite coolstores at alternative locations around the District. This would in effect double the traffic 
movements. The fruit would come from the orchard and be processed and packed at the main site, 
then shipped off-site to be stored, it may then be delivered again to the main site to be repacked 
and then finally shipped off. It is a far more cost-effective and gives rise to far lesser effects to have 
the operation contained within the one site.  
 
In the unlikely event that the subject site is used by an alternative industrial activity the traffic 
effects cannot be accurately quantified as the scale of any such activity is unknown. In any event, if 
an alternative activity was to be established it would need to meet the permitted development 
controls of the Opotiki District Plan or be required to obtain a land use consent.  
 
Stoney Creek Road is deemed to be of a suitable standard for the current and anticipated level of 
use. If required, new vehicle entrances will be formed to Council standards. Overall it is considered 
that the proposed change will have less than minor effects on the state highway and district roading 
networks. 
 

 
3.3  Services 
 
When assessing whether a site is suitable for any kind of development one of the key features that 
must be carefully considered is the effect on services. Any development will increase the use on 
services (water, wastewater, stormwater) and therefore it must be ensured that this can be 
managed in such a way so as to not give rise to any adverse effects. The site must be able to either 
connect with existing services that have sufficient capacity or construct new infrastructure which will 
have capacity to cope with the new development. 
 
The following sub-sections consider the servicing of the site. 

 
3.3.1 Stormwater  

 
Stormwater from buildings on the existing EastPack site is disposed to ground soakage. There is no 
reticulated stormwater disposal system available in the vicinity of Stoney Creek Road. There is an 
existing drainage easement over part of the subject property, which provides a right to drain 
stormwater from Lot 2 DP 6175 (part of the existing EastPack site) into the small stream that flows 
to the west of the site. There is however no pipe, drain, or overland flow path along this easement. 



 
Council’s Engineering and Services Manager has highlighted that there are existing problems with 
the discharge of water from the drain running alongside the northern side of Stoney Creek Road. 
These problems are largely due to the inability of a downstream floodgate to open when the 
Waioeka River level is high. This is considered to be an issue for the wider catchment rather than 
specific to the EastPack site and does not compromise the future development potential of the site. 
 
A report on the effects of any development where the area of impermeable surfaces is to be 
increased and the mitigation measures that can be undertaken has been completed (Attachment C). 
This report identifies one feasible option for managing stormwater onsite, however there are other 
viable options which may be preferred at the time of development. The report clearly demonstrates 
that stormwater generated by any future development on the site can be managed in a manner that 
avoids adverse effects on stormwater ponding and overland flow paths. . 
 
The most viable stormwater management system as discussed in the attached report is the 
construction of a swale along the western boundary of the site. The swale will need to have 85m3 
capacity to manage storage for a 5-minute 10-year event. The swale will need to over flow into the 
existing swale along Stoney Creek Road in more significant events. The swale will have a dual 
purpose acting as a large retention area in periods of high rainfall and as a drain at all other times. 
The swale will drain water out into the existing drain along Stoney Creek Road. 
 
It is considered that providing a suitable provision restricting the development of any impermeable 
surfaces on the subject site be included in the Proposed District Plan to ensure that the effect of the 
rezoning on stormwater flow paths, ponding areas and neighbouring properties will be less than 
minor. A copy of the proposed additions to the Draft Opotiki District Plan have been discussed in 
section 5.4.1.3 of this report. 
 
 
3.3.2  Wastewater 

 
The existing facility does not generate a large amount of wastewater as no water is used in the 
processing/packing of Kiwifruit. Therefore the only real producer of wastewater on site comes from 
staff facilities.  
 
Recently the existing Council wastewater reticulation was extended to the EastPack and OPAC sites, 
as a result all existing wastewater is now managed by Council reticulation. Any future development 
of the site will be able to continue to use the existing Council reticulation, which has more than 
sufficient capacity to manage any increase in staff numbers, which would be minimal. The proposed 
rezoning will have a less than minor effect on the existing wastewater reticulation. 
 
3.3.3 Water 
 
The existing EastPack facility is connected to the Council water main that runs along the western side 
of State Highway 2. The connection runs from State Highway 2 along the southern side of Stoney 
Creek road via a 100mm UPVC branch. The site only has one connection served by a single meter. 
The main water consumption on the site is from the staff facilities. The proposed zone change will 
have less than minor effects on the Council water reticulation.  
 
 
 
 



3.4 Landscape and Visual Effects 
 
The site is comprised of flat agricultural land and is adjacent to an existing industrial activity. The site 
does not contain any identified significant landscape, ecological or historical features. There are no 
significant trees located on the property. The subject site is currently zoned rural on the Operative 
District Planning Maps 3 and 3a, however there are a mix of zones and land uses in the surrounding 
area. There are residential, commercial, industrial and rural allotments which either adjoin the site 
or are located nearby.  
 
Currently there are no existing dwellings located on any rural zoned land that have a view of the 
subject site. The row of residential dwellings that are located to the south of the site have the most 
direct view of Lot 1 DP 401433. However given the existing environment the residential zoning must 
be desensitised to some degree to the existing industrial activities and is not considered to be as 
sensitive to those activities as a residential zone where the outlook is solely residential or rural. The 
only property that may be considered affected visually by the change of zoning on Lot 1 DP 4707 and 
PtLot 4 DP 5251 is the residential property at 82 Waioeka Road. Given the size of the site and the 
existing layout of the buildings it is unlikely that there will be any major development on this 
property. However in the future any buildings erected on that site will be restricted by the District 
Plan provisions which provide ample protection to residential properties adjoining industrial.  
 
The only public view of the site is from Stoney Creek Road. Stoney Creek Road is a dead-end road 
which essentially services the residential dwellings to the south of the subject site, EastPack and the 
remaining rural farm blocks at the end of the road. There are no other vantage points which will 
provide anyone a view of the subject site. Therefore any increased industrial activity on the site will 
not have a visual impact on the wider public.  
 

3.5 Reverse Sensitivity  
 
The proposed plan change seeks to re-zone the subject site from a rural zoned property to an 

industrial zoned property. This would mean that all the provisions of the industrial zone would then 

apply to the subject site. As the permitted activity list in the industrial zone allows for different land 

use activities to take place than what the site is currently allowed as a permitted activity under its 

rural zoning, the potential future extension of the existing post-harvest facility will potentially affect 

the residents of those dwellings on the southern side of Stoney Creek Road. 

In this case there is some certainty that the intended future use will involve an extension to the 

adjacent post-harvest facility. This extension will likely involve the establishment of car parking 

areas, and possibly a new or extended packhouse/coolstore building/s. The increase in the built 

environment will subsequently give rise to an overall increase in the scale and intensity of the 

facility.  

Notwithstanding the above, should the land be rezoned as industrial then there are number of 

alternative activities which could be established as permitted activities under the provisions of the 

Opotiki District Plan. ‘Industries’ are listed as a permitted activity, Rule 15.3.1. Industry is defined 

under the Opotiki District Plan as follows: 

 “The production, processing, assembly, servicing, testing, repair, cleaning, painting, storage and/or 

warehousing of any materials, goods or products, vehicles or equipment, and also includes 

transportation service activities, and includes tradesmans depots, and contractors depots.” 



This definition covers a diverse range of industrial activities, which have the potential to give rise to 

reverse sensitivity issues when established in close proximity to land which is zoned residential, rural 

or commercial.  Industrial zones tend to generate nuisance effects such as noise and glare as well as 

high numbers of heavy vehicle traffic movements. As noted in the introductory section to the 

industrial zone chapter of the District Plan, “activities locate within the industrial zone because their 

effects would not otherwise be appropriate within other zones. Grouping the activities together in a 

zone is an effective way to mitigate the potential adverse effects”. A total of seventeen residential 

properties are located on the southern side of Stoney Creek Road, thirteen of these with direct 

frontage to the road and a further four to the rear. These properties are all within 150m of the land 

proposed for rezoning. The properties that have the potential to be most affected are the four 

residential properties directly opposite the site and to a lesser extent those on either side. 

The potential effects from future industrial activities on the site include: 

• Potential for a reduction in the rural outlook over the subject site from adjacent residential 

properties as a result of new building development 

• Visual intrusion from the establishment of new / extended buildings, or visually extensive 

carparking 

• Loss of residential amenity resulting from the establishment of an industrial activity across the 

road, including increased noise and disturbance as well as glare / light spill effects. 

The neighbouring residential properties to the south of the site and the residential property at 82 

Waioeka Road may be adversely affected if the site is re-zoned and an industrial activity is 

established. Their existing ‘rural outlook’ is already currently affected by the existing site which 

increases the built environment over above that which is anticipated on a rural zoned property. 

Screening of buildings could be undertaken to help soften the effects of the increased built 

environment on the residential properties. However a large portion of these potential visual effects 

can be mitigated by the zone standards which are imposed on all permitted developments in the 

industrial zone.  

These standards have been developed specifically around the reverse sensitivity issues that can arise 

where you have an industrial zone in close proximity to residential and rural zones, which is the case 

with both of the existing industrial zones in Opotiki. As such specific requirements have been created 

to mitigate these reverse sensitivity issues such as; visual intrusion (yards, landscaping), noise, 

lighting and glare. These standards define acceptable parameters for the effects of activities on sites 

adjoining residential and rural zones. Any development proposals that are unable to meet these 

standards will require resource consent.  

The area is characterised by mixed land uses; commercial, industrial, rural and residential. It does 

not have a strong sense of rural or residential character. The subject site is the boundary between 

the rural and industrial land and zones, and is also adjacent to residential properties (on the 

opposite side of Stoney Creek Road). Stoney Creek Road provides an existing 20 metre buffer 

between the property boundaries.  

In all likelihood any industrial activity that is going to be located on either of the sites is going to be 

an expansion of the existing EastPack post-harvest facility, rather than a new standalone industrial 



activity. The effects of this activity are already well established in the receiving environment and are 

part of the fabric of the area. Therefore it may be considered that any increase the existing facility 

would be more acceptable than a new activity.  

To summarize, the following are the key points to consider when assessing the potential reverse 

sensitivity issues that may arise as a result of the proposal: 

1. The area is characterised by industrial land uses currently and the intention of this proposal 

represents an extension of this activity rather than introducing an entirely new land use into 

the environment. 

2. Any future development will be required to comply with the industrial zone performance 

standards in the District Plan. These standards have been designed in recognition that 

industrial zones may be located in close proximity to residential properties. 

3. There is a high likelihood that any future development will comprise of an extension to 

EastPack’s existing post-harvest facility, for which the effects are well understood. 

4. Stoney Creek Road provides some separation between the land uses. 

Taking the above into account, it is considered that the effects on these properties are likely to be 

minor and within limits considered acceptable for residential environments. 

3.6 Soils 

The subject site is located on land identified as being Class 2 land on the Operative District Planning 
Maps. The Opotiki Township and most of the flat land within the district is Class 2 land, with the 
exception of Woodlands which is Class 3. On this basis, any future growth of the Opotiki urban area 
(east of the Waioeka River) will inevitably be located on Class 2 soils. The general purpose of the 
Resource Management Act 1991 is to promote the sustainable management of natural and physical 
resources. The proposed Plan Change will remove 1.25 hectares of Class 2 land from potential use in 
rural production, however the actual quality of the soils will not be degraded. The creation of 
additional industrial land contiguous to existing industrial activity is an appropriate and efficient land 
use. The proposal will provide for the economic and social wellbeing of the Opotiki community and is 
consistent with the concept of sustainable management. Whilst EastPack’s post-harvest facility is 
considered to be an industrial land use, it is a necessary support industry associated with agricultural 
land use. 
 

3.7 Conclusion 

It is considered overall that given the proposed provisions regarding the management of onsite 

stormwater and the existing reverse sensitivity provisions provided for in the Operative District Plan 

that the proposed zone change of Lot 1 DP401433 from a rural zoning to an industrial zoning and Lot 

1 DP4704 and Pt Lot 4 DP 5251 from being residential zoning to an Industrial zoning will have effects 

that are less than minor. Potentially this change will have a positive effect on the wider traffic 

network and economic benefits for the wider community, in particular the horticulture industry 

within Opotiki. 

 

 



20. Changes Considered 
 

The following provides a narrative and assessment of the proposed changes to the District Plan as a 

result of the rezoning and a comparison of the current provisions that apply to the site and the 

proposed provisions that will apply to the site is the change is adopted. 

The relevant parts of the zone are discussed below and any proposed changes have been included in 

Red. 

4.1.4 Performance Standards Comparison 

The below table provides a summary of the current performance standards in the rural rone which 

currently apply to the subject site and the performance standards of the Industrial Zone which 

would apply to the subject site should the proposed plan change be successful. 

Performance Standard Rural Zone Residential Zone Industrial Zone 

Site Coverage  
(non-residential 
activities) 

No Limit Max 40% 
(Buildings) 

Any new development 
must meet the 
proposed new Zone 
Standard regarding 
stormwater 
management. All 
development must 
meet the performance 
standards 5.4 in the 
Code of Practise – 
Subdivision & 
Development. 

Height 9m 9m 12m 

Daylight Protection 7.5m and 45° 2.7m and 45° 2.7m and 45° 

Yards 5m – side and rear 
9m – road boundary 

3m – side and rear 
(1 yard may be 
reduced to 1.5m) 
4.5m - Road 

7.5m – side and rear 
4.5m – road boundary 
(adjacent to a rural or 
residential zone) 

Landscaping Screening of all 
storage areas 

Screening of all 
storage areas 

Screening of all storage 
areas 

Noise 
Mon - Fri (7am – 10pm) 
Mon – Fri (7am – 6pm) 
Sat (9am – 6pm) 
Other times (including 
Sundays and public 
holidays) 
Any day (10pm – 7am) 

 
50dBA (L10) 
 
50dBA (L10) 
 
40dBA (L10) 
 
65dBA (Lmax) 
 
 

 
 
45dBA (L10) 
45dBA (L10) 
 
35dBA (L10) 
 
45dBA (Lmax) 

 
50dBA (L10) 
 
50dBA (L10) 
 
40dBA (L10) 
 
70dBA (Lmax) 
(noise levels measured 
at boundary with rural 
or residential zone) 

Glare No overspill or 
creation of traffic 

No overspill or 
creation of traffic 

No overspill or creation 
of traffic hazard 



hazard hazard 

Parking N/A Various 
requirements 
dependant on 
activity. 

1 space per 50m2 total 
floor area 

 

The above table demonstrates that there are relativity minimal differences between the 

performance standards in the rural zone and those that apply to the industrial zone.  The key 

differences relate to bulk and location requirements. The proposal will enable an increase in building 

height over both sites by 3 metres. On Lot 1 DP 401433 a decrease in the front yard requirements of 

4.5 metres and an increase in the side and rear boundary setback of 2.5 metres. On Lot 1 DP 4707 

there will be increase in the yard setback requirement from 3 metres (1.5 metres on one yard) to 7.5 

metres, there will be no change in the front yard requirements and the site coverage provisions will 

no longer apply. 

The second key difference will be the increase in permitted noise levels, however these will only 

effect the one neighbour at 82 Waioeka Road, who is already subject to this provision given that the 

property already adjoins Eastpack’s western boundary. There will be no increase in noise on any 

party as a result of this change. 

4.1 Opotiki District Plan – Section 15, Industrial Zone 

4.1.1 Zone Introduction 

The Opotiki District Plan introduction to Section 15 – Industrial Zone identifies the corner of Stoney 

Creek and State Highway 2 as being one of the two identifiable industrial zones within the District. 

Furthermore the introduction to Section 15 highlights the importance of industrial activities being 

grouped together to mitigate the adverse effects of reverse sensitivity which may arise by ad hoc 

establishment of industrial activities. 

“Within the Opotiki District there are two identifiable industrial zones, both of these have emerged as 

a result of past concentrations of industrial activities. One area is located to the south of Wellington 

Street West, and the other located around the State Highway 2 intersection with Stoney Creek Road 

and Factory Road. As industrial activities have the potential to adversely affect the amenity of nearby 

areas, grouping the activities together in a Zone is an effective mechanism to mitigate the potential 

adverse effects of industrial activities”.  

 
4.1.2 Resource Management Issues 
 
Section 15 of the Opotiki District Plan highlights the importance of managing the effects of 
development in industrial areas where flooding is an issue. The Stoney Creek site has not been 
identified on any planning maps as being subject to flooding, however it is understood that there is 
an issue with stormwater management in the wider area. It is proposed as part of this change to 
introduce a provision in the Plan which will ensure that there will be no effects on neighbouring 
properties as a result of any increased development on the site in relation to stormwater. 

 



3. Parts of the industrial areas to Opotiki two may be adversely effected by flooding which may 
compromise the health and safety of people in adjoining residential areas and the quality of 
the Industrial Zone environment. The effects of activities such as earthworks, may 
compromise the capacity of ponding areas. 

 
The existing site does not contain a cohesive carparking arrangement which has adverse health and 
safety effects, although these are managed on site. The preferred solution to this issue is to 
construct one comprehensive carparking area for the site. It is intended that this carparking area will 
be located on the land that is the subject of this rezoning proposal. This would relieve the current 
adverse effects relating to on-site carparking. One of the resource management issues highlighted in 
the Operative Opotiki District Plan is related directly to onsite manoeuvrability and its effects it may 
have on wider networks and adjoining zones. 
 

4. Inadequate provision for made for site manoeuvrability can affect transport networks within 
and adjoining the zone. 

 
 
 4.1.3 Objectives and Policies 
 
The objectives and policies of Section 15 largely highlight the importance of ensuring that any 
adverse effects of the Industrial Zone on the receiving environment are managed in a way in which 
they comply with the zone rules and do not give rise to adverse effects which may impact non-
industrial properties or detract from the character of the zone. The proposed change will not give 
rise to any additional adverse effects on any adjoining properties. The receiving environment is 
already largely desensitised given that it is characterised by industrial and rural activities. 

Objective 1. Areas of the district that function effectively as Industrial Zones where the adverse 
effects of activities undertaken within the Zone are managed, and do not conflict with the amenity 
values of adjoining zones. 

Policies  1.1 Enable industry to establish in the Industrial Zone without undue constraint so that 
the adverse effects from their activities can be managed to facilitate compliance with 
the Zone Standards. 

1.2 Control the location of retail activities within the Zone to ensure that the qualities 
and characteristics of the Zone are maintained. 

1.3 Ensure that there is adequate on-site parking and manoeuvring space for vehicles 
using sites within the Industrial Zone. 

1.4 Manage the effects of activities within the Zone that use, store, or dispose of 
hazardous substances. 

1.5 Manage activities that wish to locate in flood prone areas so that the effects of 
hazards can be mitigated by protection measures such as stopbanks, minimum floor 
levels, or design. 

1.6 Ensure that any effects of activities within the Industrial Zone do not adversely 
affect the efficient functioning and capacity of ponding areas. 

Objective 2. Activities undertaken within the Zone done so in manner that avoids, remedies, or 
mitigates their adverse effects on the receiving environment. 



Policies  2.1 Maintenance of sites within the Industrial Zone at a level that will not detract from 
the character of the Zone, including requiring service and storage areas to be 
screened from non-industrial properties. 

2.2 The mitigation or avoidance of potential adverse effects such as noise, litter, 
glare, and traffic movements, on the site, on adjoining sites, with the Industrial Zone, 
and in adjoining zones. 

4.1.3 Rules 

To ensure stormwater is appropriately managed from future land use activities on the rezoned land 

it is proposed to introduce the following zone standard within Section 15 of the District Plan. 

15.4.1 – SITE REQUIREMENTS 

Site Coverage 

SR2  All development on Lot 1 DP 401433, Lot 1 DP 4704 and PT Lot 4 DP 5251 (EastPack Limited) 

shall be in accordance with the stormwater performance standard 5.4 of the Opotiki District 

Council’s Code of Practise – Subdivision & Development 

Non Compliance with this standard will require a resource consent as a restricted 

discretionary activity, Council will have discretion over the ability manage onsite 

stormwater. 

Amendment to Planning Maps 3 & 3b – Identify Lot 1 DP401433 as industrial zoned land, See 

Appendix 4. 

21. Evaluation  
 

21.1. In undertaking an evaluation it must identify 

 Reasonably practicable options for provisions 

 Assess effectiveness and efficiency 

 Assess costs and benefits 

 Quantify costs and benefits if practicable 

 Assess the risk of acting and not acting 

 

Issue Relationship  

Objective   

 Option 1 (selected Option) Option 2 (Status Quo) 

Planning Map 3 & 3b  Change the zoning on Lot 1 
DP401433 from rural to 
industrial and the zoning on Lot 
1 DP4707 and Pt Lot 4 DP5251 
from Residential to Industrial  

The zoning on Lot 1 DP401433,  
Lot 1 DP4707 and PtLot 4 
DP5251 remain unchanged; 
rural zone / residential zone 

Efficiency/Effectiveness Effective as the site will become 
part of the Industrial Zone, 
there are no alternative sites 

Ineffective as the owners will 
be required to apply for 
resource consents every time 



zoned industrial in the Opotiki 
District. There will also be one 
consistent zoning across the 
entire site (which is held in one 
Certificate of Title). 
Efficient as the zoning of the 
site will provide clear guidance 
as to what the intended use for 
that land is. 

they would like to 
incrementally develop the site. 
Inefficient as the owners will 
need to seek to establish an 
alternative industrial site in the 
Opotiki District or transport 
fruit to alternative sites. 
 

Benefits   

Environmental Benefits Ensures Industrial activities and 
the associated effects are 
mitigated by grouping the 
activities in one zone. 

Land would remain as general 
rural land for rural activities. 

   

Economic Benefits Provides certainty for future 
development of the site.  
Potential increased investment 
in the local area through 
additional employment and 
through the increased 
opportunity for advancement in 
the kiwifruit industry for the 
district. 
Provide greater flexibility in site 
development and use. 

The land currently doesn’t yield 
high returns as a grazing and 
cropping block therefore 
provides no economic benefits. 

   

Social Benefits Provides an opportunity for 
industrial growth within the 
Opotiki District which leads to 
increased economic growthand 
flow-on social benefits within 
the area. A social benefit of this 
change would be for local 
people to have meaningful 
employment in the future, 
which is not only important 
financially but for personal 
pride and self-worth for the 
people of Opotiki.  

No increased social benefits for 
the wider Opotiki District, 
however the four residential 
properties directly adjacent to 
the site would retain their rural 
outlook, therefore maintaining 
their ‘rural residential’ type 
lifestyle and amenity. 

   

Cultural Benefits No change No Cultural change 

   

Costs   

Environmental Costs Potential increase in traffic. 
Potential increase in the effects 
on rural/residential amenity 
due to increased built 
environment. 

No additional effects on the 
existing environment. 

   

Economic Costs No Economic Costs. No security for the company for 



future growth, therefore that 
growth may go to other 
centres, no potential future 
increase in jobs. Loss of 
potential growth in the overall 
kiwifruit industry for the 
District. Reliance on resource 
consent process for overall 
development of the site. 

   

Social Costs Potentially the rural residential 
lifestyle of a few houses may be 
impacted by the increase in 
industrial development, 
however given the receiving 
environment is already 
hardened by the scale of the 
existing industrial site this 
would be minimal. 

No Social Costs 

   

Cultural Costs No change No change 

Risk of Acting or Not Acting   

(Risk is a factor of potential 
consequences and the 
likelihood of a consequence 
occurring).   

The key benefit of this proposed change is the potential for future 
investment within the Opotiki District. This investment will be 
within the Kiwifruit industry. The Opotiki/Te Kaha areas are some 
of the country’s best areas for growing Kiwifruit, with good soil 
and the right climate. Eastpack has sites across the Bay of Plenty. 
If no future development security is provided for on their Opotiki 
site then investment may be made at one of the other sites, this 
would mean the Opotiki District has missed out on an opportunity 
to see increased economic and social benefits that go alongside 
any industry growth. 

Overall Assessment  The proposed change will seek potential positive effects for the 
Opotiki District, in particular relating to economic growth and 
investment. 
Overall the adverse effects of the change are positive and any 
adverse effects are no more than minor. 

 

 

 

 


