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1.1

Introduction

The Scenarios and Development Options Report examines how the Eastern Bay of Plenty’s (“Eastern Bay”)
settlement patterns can evolve to meet future needs over the next 30 years. It presents the used to determine the
best way to coordinate a new residential and business land supply. This report is an essential evidence base for
Our Places — Eastern Bay Spatial Plan (referred to as “the Spatial Plan” or “Our Places”).

National Policy Statement on Urban Development

The Eastern Bay includes areas that are Tier 3 urban environments under the National Policy Statement on Urban
Development 2020 (NPS-UD). This policy requires provision of sufficient development capacity for housing and
business land.

The geographical scope of this report and Our Places is the local authority areas for Kawerau, Whakatane and Opétiki
(referred to as “Eastern Bay” or the “sub-region”). The NPS-UD applies to all local authorities that have all or part of an
urban environment in their district. It has different implementation requirements for different tiers of local authorities, based
on the population size and growth rate of their urban environments. The NPS-UD lists the Tier 1 and 2 local authorities,
while all other districts that are not listed and include an urban environment’ in their district are considered Tier 3 local
authorities. Every tier 1, 2, and 3 local authority is required to use evidence-based decision making for urban environments
in their region or district.

The Eastern Bay includes a cross-council housing and business land market which is considered an urban environment for
the purposes of the NPS-UD. This area includes the urban areas of Whakatane township, Kawerau district and Opotiki
township. The figure below identifies the main requirements under the NPS-UD for the Eastern Bay. This report focuses on
the evidence base for assessing the demand and providing for sufficient development capacity.

" NPS-UD 2020 defines urban environment to mean any area of land (regardless of size, and irrespective of local authority or statistical
boundaries) that: is, or is intended to be, predominantly urban in character; and is, or is intended to be, part of a housing and labour market of at
least 10,000 people.
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1.2

Assess demand and development capacity for housing and
business in urban environments

Provide sufficient development capacity for housing and
business land in the short term (3 years), medium term (10
years), and long term (30 years) taking into account the
demand, feasiblity, infrastructure availability and competitive
margin

Monitor and report on developmentindicators including
affordability, consents, business land vacancy, market
indicators and infrastructure constraints, and assess the
demand for development capacity every three years

Implement the required development outcomes through
district planning processes

Figure 1: The main NPS-UD requirements for the Eastern Bay
Report structure
The Scenarios and Development Options Report is divided into the following four sections:

Context: This section outlines details about the sub-region, covering the sub-regional activity corridors that exist and are
defined by urban population density, economy and transport connections. This context section also addresses complex land
interests, environmental considerations, population growth and economic data, all that are relevant influences on
determining where future housing and businesses can be located.

Demand for housing and business land: This section summarises projected population and employee growth for the next
30 years and translates this information into housing and business land demand across the three districts. It highlights
where supply may fall short in the short, medium and long term, considering factors like immigration trends, ageing
population, smaller households, housing types, affordability and Maori housing needs.
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Scenarios and development options: This section outlines the methodology for identifying and creating scenarios and
development options for the Eastern Bay. Broadly, this section presents the scenario analysis results from a long list of
options all the way through to the growth scenario used for the spatial plan. This section is broken down into the following
steps:

1 Step 1: Long list scenario — Developed to test spatial configurations of land use changes in a technical process
based on locational and performance principles.

2 Step 2: Medium list development options — The list of development options because of the consistently identified
‘good ideas’ in the long list scenarios. These provide a set of options for where development could go, which are more
likely to be feasible.

3 Step 3: Short list development options — Based on the outcome of the medium list of development options
assessment, the best ranking options were brought forward into the short list options.

4 Step 4: Scenario assessment for the future development pattern — This step involved testing the short list
development options based on three 30-year strategic scenarios, with one emerging preferred scenario.

5 Step 5: Changes made due to engagement feedback — This section includes a summary of the engagement period
as it relates to the strategic scenario including key findings and new areas to investigate.

Development options for the Spatial Plan — Based on the technical evidence in this report, feedback from the community
and the completion of further technical work, the final development options included in this report informs the housing and
business land requirements for the spatial plan.

1.3 Input to the Spatial Plan
The Scenarios and Development Options Report is a technical input into Our Places
The Spatial Plan guides future development, coordinates and align economic and social aspirations and balances the effects
between development and the environment. It leads to a set of actions that work towards what we want to do together and

leverages collaborative methods to tackle transformational opportunities. To achieve this, the Spatial Plan requires a sound
evidence base to ensure that decisions consider the best available information.

Our Places — Scenarios and Development Options Report 3



: Scenarios and
: development
: options report

Scenario analysis in the spatial planning process helps to develop an understanding of how different growth outcomes affect
the goals and objectives identified by partners, the community and stakeholders, the possible impact of wider environmental,
cultural, economic, and social trends on an area, and potential policy levers and investments required to achieve desirable
growth outcomes.

The Scenarios and Development Options Report is a key input to the Spatial Plan, focusing on land development needs,
while recognising that the development of the Spatial Plan and implementation programme, will need a broader perspective
than what is within the scope of this report. The first step is to select a preferred scenario for the settlement pattern. The next
step is to develop the Spatial Plan and the final implementation plan.

: What is important
: Our Places - ZCEIEVRCIZHE
: Eastern Bay JEHEQEEVERL!

: Spatial Plan what we want to
: do about it

Recommend
option(s) for
assessment

and
consultation

Test options for
new housing
and business
land against
goals

Investigate
demands,
constraints, and
aspirations for
growth

Figure 2: Relationship between this report and the Spatial Plan

1.4

Inputs into the Scenarios and Development Options Report

The inputs into this report relate to requirements that must be met through relevant legislation, plans and strategies from
national, regional and local sources as well as existing priorities such as economic opportunities, the existing urban form of
locations, socioeconomics and demographics factors, and culturally significant places. This report also considers the goals
the Spatial Plan aims to achieve.

The table below describes the inputs considered during the preparation of this report. These are augmented by the advice
and knowledge of the cross-council Technical Working Group, Project Control Group, and the Project Governance Group.
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Table 1: Inputs in the Scenarios and Development Options Report

Goals to achieve

Requirements to meet

Important plans and strategies

Information about the

Eastern Bay

Goals set the direction of the
Spatial Plan, and the benefits
sought through its implementation.

Rules or policy directives that the
Spatial Plan must deliver on.

Important plans and strategies
from national, regional, and local
sources considered when
preparing the plan.

Opportunities and priorities of
places in the Eastern Bay provide
information for decision making.

e Tangata Whenua aspirations,
plans, and priorities

e Community priorities

e Stakeholder priorities and
interests

e Settlement provisions
o Statutory Acknowledgements

e Legislation (i.e. RMA, LGA,
LTA)

o National Policy Statements

¢ Regional Policy Statement and
Plan

e District Plans
e Environmental performance

¢ |wi authority environmental
management plans

¢ National Adaptation Plan
e Emissions Reduction Plan
o Arataki - NZTA's 30-year plan

e GPSs Land Transport; Housing
and Urban Development

e Education Network Plans
e Plans about places
e Others

¢ Culturally significant places

e Socioeconomics /
demographics

e Urban form and places

e Three waters infrastructure

e Transport networks

e Community facilities and parks
e Land capability for growth

¢ Important environmental places

¢ Climate change and natural
Hazards

e Projects and economic
opportunities

Our Places — Scenarios and Development Options Report




1.5

Goals to achieve wellbeing outcomes

The Spatial Plan is a 30-year strategy to help communities grown in a sustainable way. It focuses on improving our
amenities, protecting our environment, offering better transport options, and providing housing that meets the
needs of our diverse and growing population. Goals are relevant across the entire Spatial Plan project, including
within the scenario and development options process.

The Project Governance Group (PGG) developed goals to provide direction for the Spatial Plan in achieving long term
wellbeing outcomes. These were developed to be in alignment with the Long-Term Plan vision and community outcomes
across the sub-region, prior engagements and consultations, and considering lwi values and aspirations. The figure below
sets out these goals of which are also key inputs into this report.

Goals

Whai hauora me te whakarauora

Healthy and healing

Nga ohaoha toiti, kanorau hoki, e tuku ana i nga
mahi me nga kaupapa mo te iwi whanui

Sustainable, diversified economy providing jobs and
purpose for our people

Nga tangata, nga hapori me nga tauwahi e hono ana,
e tonui ana, e manawaroa ana hei whakaata i te hitori
me nga tumanako o tatou katoa

Connected, thriving, resilient people, communities &
places that reflect our history and aspirations

Figure 3: Goals for the spatial plan
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2 Influences and constraints for housing and business growth

The Eastern Bay context provides specific influences when considering changes to accommodate 30 years’ worth of
possible development. By identifying land that is complex to develop, prone to natural hazards, needs to be protected, we
start to see where resilient growth may occur. Key considerations include:

o Several defining land ownership patterns affect how and where development can go, including Te Urewera and land
owned by the Department of Conservation (DOC).

o Approximately a quarter of land in the Eastern Bay is owned my Maori, 22% is in Maori freehold land tenure.

o Existing natural hazard risk is a significant issue to consider because many communities in Whakatane and Opdtiki
districts are located adjacent to major river systems.

o Avoiding high risk areas including proximity to rivers for greenfield development is critical when considering options for
strategic long-term planning.

o Future growth for greenfield areas and for existing settlements should be considered carefully as the carrying capacity
of catchments and stormwater management networks is limited, particularly where they are located within or
connected to a major floodplain.

o Pockets of highly productive land are present throughout the sub-region which are an important resource that needs to
be safeguarded.

o The Hazardous Activities and Industries List (HAIL) is a compilation of activities and industries that are considered
likely to cause land contamination. There are HAIL sites throughout the Eastern Bay which will need review at a site-
specific level, to determine if they are compatible with residential development or other uses and if mitigation is
required.

. The Eastern Bay includes sites and areas that are culturally and environmentally significant and protected from
inappropriate development.

The areas to protect and of constraint map (Figure 7) provides a high-level understanding of the spatial constraint areas that
create challenges to resilient urban growth. There will be areas which have critical constraints where urban development
needs to be avoided and where the risk to people and property is high. There are also areas with natural hazard
susceptibility or other land constraints. Growth should be directed away from these areas unless it can be demonstrated that
the issues can be managed with risk mitigated to acceptable levels.

Our Places — Scenarios and Development Options Report 7



The identification of these areas has been informed by policy direction at a sub-regional level, hazard assessments,
technical studies, plans and reports. The features on the maps within this section have been shown for spatial planning
purposes only. Site-specific constraints and features to protect are often managed through district planning rules.

21 Complex land interests
There is 758,899 ha of land in the Eastern Bay. Several defining land ownership patterns affect how and where

development can go. The largest of these include Te Urewera, covering 127,845 ha, DOC land covers 200,891 ha
and plantation forestry land covers 152,713 ha.2

Total land area = 758,899 ha

Existing housing and business
_land: 0.4%

Cropland (Horticulture): 1% _

Exotic Forestry (incl
CNI & forestry on
Maori land): 15%

Grassland and

vegetation cover:
13%

-

Other: 1%

Figure 4: Complex land interests in the Eastern Bay

2 The Eastern Bay of Plenty sub-region includes Whakatane district, Kawerau district and Opatiki district. The geographic boundaries are as of
1 January 2023. Data sources: Land Information New Zealand, Department of Conservation and Te Puni Kokiri.
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Conservation land is vast across the Eastern Bay, including small urban parcels and large forested areas

The Department of Conservation administers 26% of land in the Eastern Bay area as a conservation area pursuant to the
Conservation Act 1987. Conservation areas include land or foreshore held under the Conservation Act for conservation
purposes, which has not been given additional protection. All conservation areas have been set aside for conservation
purposes and are protected for their natural and intrinsic resources. Conservation land is non-ratable under the Local
Government Rating Act 2002, and not a source of revenue to Local Government. Most of the land within the Opotiki district
is covered with indigenous vegetation and provide multiple recreation reserves, which draws people all over the country.

Exotic forestry accounts for large sections of land across the Eastern Bay, with the largest areas in southern
Whakatane and Murupara

Forestry accounts for 20% of land use by area in the Eastern Bay. Of this 20%, approximately one third is part of the Central
North Island Iwi Collective land. Whakatane district alone contains approximately 20.5% of all Central North Island’s exotic
forests, and most North Island forestry is within a 100 km radius of both Whakatane and Kawerau. Kawerau is a key hub for
timber processing and transportation, making the Eastern Bay a substantial contributor to the forestry sector.

Maori interests in Eastern Bay includes housing, economic development and protection of the cultural landscape

Today, 22% of land in the Eastern Bay is Maori freehold land, being 168,987 ha in total." The majority of this is rural. The
dispossession of land through confiscation and associated land use change has led to the loss of Maori owned land and in a
lot of cases where land has been given to iwi, this has been in a different location to their traditional rohe. Most iwi in the
Eastern Bay have settled their Treaty claims and have their Treaty settlements enacted through legislation. The
development of Maori freehold land is not straightforward. Maori freehold land is characterised by ownership that is
generally diverse and dispersed — with succession and title fractionation, large numbers of owners may hold a small interest
in individual titles or amalgamated entities (ahu whenua trusts and incorporations). Some Maori land is unable to be used as
collateral to leverage financial support for Maori owners. This can restrict Maori landowners from building the foundations to
grow their land to the benefit of themselves, their whanau, and the Maori economy.

Our Places — Scenarios and Development Options Report 9
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2.2

2.3

Maori land interests

Tangata whenua as landowners have diverse interests across the sub-region, recognising that Maori housing and business
development is intertwined with the growth of the Eastern Bay. One of the goals of the Spatial Plan is to work with Maori
landowners to enable development of their land in alignment with their aspirations. lwi and hapt are well-positioned to
provide models of economic growth that prioritise holistic wellbeing outcomes, having significant land ownership interests on
both Maori freehold and general title land, including large holdings such as Central North Island Iwi forestry land, extensive
parcels in Kawerau owned by Ngati Tlwharetoa Holdings Ltd, Ngati Awa licensed land, and Putauaki Trust industrial land.
In the Eastern Bay, Maori owned land supports diverse productive uses, including horticulture, exotic forestry, dairy, and
cropping activities.

Papakainga, multi-generational housing and marae communities are innovative solutions to community and housing needs.
Papakainga is more than just housing as it can provide communal shared spaces shared gardens and sometimes
employment and education opportunities. What is included in papakainga is reflected by the support system and needs of
whanau. The development of papakainga can offer quality housing solutions for multi-generational needs, while offering
whanau the opportunity to move home to their whenua. It is recognised that there are barriers to papakainga development,
including planning restrictions and lack of infrastructure, as well as the consent and permission that is often required by
various landowners. Further conversations with Iwi, hapl and whanau are needed and continue to be a priority within the
spatial plan and form part of work programme moving forward.

Natural environment

Providing a clear understanding of the features of the land and geographical constraints in the Eastern Bay gives insight as
to where we may adapt and grow, while also showing where we are protecting our significant natural and cultural

places. Eastern Bay has many natural environmental areas and landscapes that have important environmental attributes
and services. Within the sub-region, there are maunga (mountains), ngahere (forests), geothermal fields and springs,
floodplains, wetlands, awa (rivers and streams), coastal dune systems, beaches, estuaries, and harbours. Protecting and
preserving these areas will support access to nature, improvements to water quality and allow native flora and fauna to
thrive.

The sub-region includes areas of high country with terrain that steadily inclines in a landward direction and then descends
again toward Murupara and Rotorua. The steep and forested terrain are often either protected areas or are used for
commercial forestry. Steep terrain topography also corresponds with the distribution of annual rainfall. Rainfall is generally
greater in the high-country areas of the Raukimara Ranges than the coastal areas and decreasing again toward Murupara.
These catchment areas influence the biodiversity and ecology of waterbodies, and activities on the land in a catchment can
impact on water quality and quantity. The rivers in the Eastern Bay are aligned north-south in the eastern ranges that exist
along major fault lines. The main rivers in the Eastern Bay are Rangitaiki, Whirinaki, Whakatane, Waimana-Tauranga,
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2.4

Tarawera, Waidotahe, Waioeka, Otara, Mot and Raukokore. All rivers flow through deeply cut hill country, before flowing
north to reach the low land around Whakatane, Kawerau and Opatiki or directly to the sea. The main rivers in the
Eastern Bay are Rangitaiki, Whirinaki, Whakatane, Waimana-Tauranga, Tarawera, Waidtahe, Waioeka, Otara, Motd and
Raukokore. Uses of the rivers and streams include municipal and industrial water supply, waste disposal, irrigation, frost
protection and hydro-generation. Rivers, streams, groundwater, and wetlands are impacted by a growing population and
land use changes.

The groundwater table is influenced by topography and rainfall and fluctuates over time. In coastal and estuarine
environments, water levels change in response to tidal cycles, whereas further inland, groundwater fluctuates in response to
rainfall. It is important to consider groundwater in both coastal areas and adjoining major river systems where groundwater
interacts with rising sea and or river levels, which will be exacerbated by a changing climate. Generally, low lying areas in
the Eastern Bay have higher water tables. These areas include the Rangitaiki Plains, Waiohau, Galatea, Murupara,
Taneatua, Waimana and Opétikic.

The Eastern Bay includes the largest extent of coastline in the region and features several rural coastal settlements. The
coastal environment provides amenity, ecological, cultural, spiritual, recreation and economic values for communities. Care
is needed when considering the coastal environment for urban development.

Areas to protect
Existing environmental protections

The ecological and environmental values of many areas and sites across the sub-region have already been lost or degraded
due to previous residential, industrial, and agricultural development. Remaining areas and sites of significance often have
multiple values and need to be protected from development. These include outstanding natural features and landscapes,
significant natural areas, significant indigenous biodiversity areas, wetlands, parks, reserves, and conservation covenants.
Many of these areas have land use and zoning controls which restrict certain activities occurring within a defined area.

Historic Heritage Sites and Sites and Areas of Significance to Maori

The protection of historic heritage from inappropriate subdivision, use, and development, is a matter of national importance.
Coastal historic heritage inventory, buildings, objects, and sites of significance are of value to the community. Urban form
decisions will influence the extent to which historic values can be maintained and enhanced. For example, urban renewal at
high densities will require replacement of older housing stock which may possess historic values. Large scale
redevelopment will also require excavation of sites that may affect archaeological values. Protected sites and areas include

3 GNS Science: National Water Table Model Interactive Map, 2018: GNS National Water Table interactive map - GNS Science | Te P Ao
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sites that have formal protection under the Heritage NZ Act. While this is an important consideration, it is not practicable to
map sites and areas of heritage significance for high level spatial planning. This issue should be addressed through more
detailed place-specific spatial planning.

Sites and areas of significance to Maori are places and features that hold historical, cultural and/or spiritual significance that
have deep levels of meaning and association for mana whenua. They may include urupa, pa, maunga tapu, kainga, turanga
waka and places where taonga have been found. These sites may be wahi tapu (sacred sites) or wahi tupuna (ancestral
sites). The relationship of Maori and their culture and traditions with their ancestral lands, water, sites, waahi tapu and other
taonga is a matter of national importance. It is noted that the sites and areas of significance to Maori have not been shown
on the areas to protect and of constraint map recognising that this is a matter for further engagement with mana whenua.

25 Areas with natural hazards and other land constraints

The Eastern Bay is susceptible to a range of natural hazards which will influence the future urban form of the sub-region and
its infrastructure resilience, for both existing and future infrastructure requirements. The effects of climate change are
becoming more apparent with sea level rise, increased flooding and other weather-related events that will present significant
challenges to adapt to.

There are areas where change or development can occur, but only with great care and where effects can be mitigated to an
acceptable level. This may include low density developments such as rural-residential and papakainga. In practical terms,
almost all land will be subject to some constraining features, although the degree of constraint will vary.

Coastal environment

The coastal environment as it relates to natural hazards is well understood within the Eastern Bay. A wide range of natural
hazards overlap along the coast and result in a high level of risk, particularly areas that are low-lying or below sea-level.
Hazards include tsunami risk, coastal flooding and inundation, and erosion. Natural processes are heightened by climate
change and can become more significant hazards over time, such as sea-level rise, high groundwater, soil salinity, as well
as greater effects of erosion and inundation.

Flooding

Considering the environment elements in the Eastern Bay include a vast coastal area, ten rivers, both steep and low-lying
topography and a changing climate, planning for growth must proactively address flood hazards. Flooding is a known natural
hazard risk and is a significant existing and future constraint in the sub-region. Many floodable areas are mapped and there
is still more work to do to understand the extent of flooding risk in some areas. This will inform where and how growth could
occur in existing and future areas. As detailed in the district plans, development where there is flood risk needs to be
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avoided or mitigated. The main types of flooding* are groundwater flooding, ponding, overland flowpaths, river and stream
flooding onto floodplains, and coastal flooding including both harbour and estuary flooding. Water will naturally follow
overland flowpaths and floodplains in an intense rainfall event. These natural flows are an important part of the flood
management system, allowing water to flow and recede during and after intense rainfall events.

There are five main river and drainage schemes in the Bay of Plenty, four of which exist within the Eastern Bay. These are
the Whakatane, Opotiki, Rangitaiki and Tarawera river and drainage schemes as shown on Figure 6, river and drainage
schemes map. River and drainage schemes contain a mix of flood protection and drainage assets such as floodways,
stopbanks, drains and erosion controls, providing essential services to keep communities safe from the effects of flooding.
Without these assets, urban areas would be inundated by floodwaters during extreme events. For example, Te Teko and
Edgecumbe urban areas are within the Rangitaiki Floodplain and major urban stopbanks run adjacent to the Rangitaiki River
as a flood protection measure for these settlements. It is important to recognise that these assets provide for a specific level
of service and are still prone to a risk of floodwater breaching the defence in a rainfall event that is greater than the defence
is designed for (residual risk). Te Teko and Edgecumbe are also located downstream from the Matahina hydro-electric dam.
In previous heavy rain events, floodwater has been pre-emptively released from the spill gates of the dam to relieve the
water pressure and lessen the impact of flooding upstream and downstream.

4 Toka Ta Ake: Natural Hazards Portal — storms and floods: https://www.naturalhazardsportal.govt.nz/s/natural-hazard-risk/about-natural-hazard-
risk/storms-and-floods
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Whakatane-Tauranga Rivers Catchment

Rangitaiki-Tarawera Catchment

Figure 6: River and drainage schemes
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Increased flood risk from a changing climate

Climate change is expected to cause sea level rise, as well as bringing much heavier rainfall than what is currently
experienced. The carrying capacity of the rivers and streams in addition to the functions of flood mitigation assets will come
under pressure over time, due to the changing climate and increased weather events. This increases the likely residual risk
of flood hazards, being the risk of flooding that remains where a flood management asset is breached due to a rainfall event
that's severity is greater than the level of service that asset provides.

Decisions on flood risk management for existing, intensified or new urban areas must take a long-term management
perspective, taking a precautionary approach to the risk and uncertainty of future weather events. Decisions must also
consider the carrying capacity of the catchment, consequences of flooding, affordability and resilience and vulnerability of
communities and infrastructure, as well as the risk to life and property. The cost of flood protection is becoming increasingly
expensive for communities and councils. This may prompt councils to consider alternative approaches to flood risk
management in the future, including initiating adaptation processes or initiatives to guide future information gathering and
decision-making to manage existing risk to vulnerable communities.

Highly Productive Land

Primary production is a key industry in the Eastern Bay. Parts of the sub-region are classified as containing highly productive
soils, which are some of New Zealand’s most fertile for food production. The National Policy Statement for Highly Productive
Land 2022 (NPS-HPL) has provisions to improve the way that highly productive land (Land Use Capability (LUC) Class 1, 2,
or 3) is protected from inappropriate use, development, or subdivision.

Implementation of the NPS-HPL is subject to a regional planning process. The mapping of highly productive land has not yet
been notified by BOPRC (as of August 2024). To recognise this important resource and the relevant directions of the
NPS-HPL, to manage effects on LUC Class 1, 2 or 3 soils, highly productive land is generally avoided for urban
development purposes, unless exceptions apply including those for papakainga. At the time of this report, the Government
has signalled removal of Class 3 soils from the National Policy Statement. Changes from this would become part of future
updates to the spatial plan.

Other constraints
A range of other natural hazards need to be considered in the Spatial Plan. Not all constraints are shown in Figure 7.
Tsunami risk can be managed through evacuation planning and warning systems. Risks from faulting and earthquakes

(which include liquefaction) can be managed and mitigated through engineering and construction solutions. Geothermal
surface features need to be avoided when planning urban development due to the risks to safety.

Final



There are areas which contain peat soils which form from the build-up of partially rotted plant material in wet environments.
As peat shrinks, the depth of fertile topsoil also decreases. Steep land features limit urban development because they are
unserviceable and are prone to geotechnical issues.

The Hazardous Activities and Industries List (HAIL) identifies potentially contaminated sites®. The list indicates that such
activities and industries are more likely to use or store hazardous substances and therefore there is a greater probability of
site contamination occurring than other uses or activities.

5 HAIL request | Bay of Plenty Regional Council (boprc.govt.nz)
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3 Deciding how much to grow and plan for

The NPS-UD, Policy 2 requires Tier 3 local authorities, always, provide at least sufficient development capacity to
meet expected demand for housing and for business land over the short term, medium term, and long term.

Providing sufficient housing and business land supply means that the goals set for the Spatial Plan are easier to meet and
the benefits to the people of the Eastern Bay are more likely to be realised. The consequences of not being prepared for
growth include lack of developable land to meet demand, and this can restrict supply and make housing and infrastructure
less affordable. The financial risks of over committing investments are also real and need to be managed.

Population and employment projections have been prepared to provide an understanding of the scale of future growth that

will need to be accommodated in the long-term. The medium (most likely) population projection estimates® the sub-region’s
population will increase from 56,500 in 2022 to 68,000 in 2055. This growth in population directly drives demand for housing

and business land.

6 This is the medium population projection as identified within Appendix 1 — Eastern Bay of Plenty Housing and Business Needs Research
MRCagney (NZ) Ltd 2023. This projection aligns more closely to the Stats NZ high population projection.
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Figure 8: Comparing consequences of different growth assumptions

3.1 Development capacity and wider influences on demand

Active monitoring of population changes in the Eastern Bay is necessary to adapt to changes in the pace of

growth.

The Eastern Bay connects to the Western Bay of Plenty and Rotorua districts, as well as with Gisborne district and
Tairawhiti district on the East Coast. The development of the Rangiuru Business Park, the possible eastern town at
Paengaroa and Rotorua growth nodes, further development of the Ports of Tauranga and Gisborne are all potential
influences on the Spatial Plan, as are other nationally or globally driven political and economic factors.
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3.2

Providing for a sustained pipeline of serviced and zoned land supply is important to ensure housing is available at affordable
levels, that new commercial investments are supported because workers moving to the Eastern Bay have good quality
homes to live in and there is land that can enable expansion of business activities, and to enable Iwi to welcome people
back to their lands.

The population of the Eastern Bay had been stagnant or falling from at least the late 1990s through to the early 2010s and
projections for future growth were quite reserved. Even as the population started to grow in 2014, it was unknown whether
this was temporary or permanent. The populations continued to grow each year. Resultantly, some areas of the Eastern Bay
face shortfalls of planned housing land due to unexpected growth rates.

Economic development across the Eastern Bay is dependent on sufficient housing for workers. Earlier analysis’ identified
that a lack of new housing to meet increased demand has the potential to stall overall economic growth across the Eastern
Bay and would impact on the successful delivery of the projects and economic growth across the sub-region. Business
developers need certainty around where housing supply will be provided, so they can secure accommodation for their
employees and ensure that investors have confidence in local housing availability.

Existing population

2018 census data predict for 2023 that the Eastern
Bay is called home to about 57,000 people. Of

this, 33,500 people live in the townships of Kawerau,
Opatiki and Whakatane and approximately 11,650 live
in the villages of Awakeri, Matata, Murupara,
Taneatua, Te Teko and Edgecumbe and
approximately 11,850 people live more rurally across
the sub-region.

Rural (coastal)

Rural (inland)
B Townships
m\Villages

Figure 9: Distribution of population

7 Eastern Bay of Plenty: Regional Development Report (2019).
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3.3 Population projections

Projections are an indication of the overall trend and not an exact forecast®. To manage uncertainty, a range of potential
projections should be applied to ensure that contingencies are considered. Regular monitoring and reporting of population
changes throughout Long Term Plans and infrastructure plans will enable adaptable implementation of funding and
infrastructure programmes. To inform the projections for land demand, new population projections were produced for the
Spatial Plan.® Between 2013 and 2023, our total population grew by more than 9,000 people. The growth rate in the three
districts from 2013-2023 was: Whakatane 17%, Kawerau 22%, Opotiki 24%.

Looking ahead at the next thirty years, population growth is expected to continue. Low, medium, and high growth projections
have been developed to inform the Spatial Plan with a range of possible population futures. The medium growth projection
is likely the most realistic as it is well aligned to current growth trends ™.
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Figure 10: Eastern Bay Population Projections (MRCagney, 2023)

8 Note, this report works with estimates that are subject to change.

% Unless otherwise referenced, data presented in this report section are drawn from the Eastern Bay of Plenty Housing and Business Needs
Research, MRCagney (NZ) Ltd, 2023 Appendix 1.

0 This projection is based on the Stats NZ High population projections for each District.
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Table 2: Population projections by district over time

Short Term Medium Term Long Term

Population Projections

Low

Whakatane 38,300 | 38,900 | 39,100 | 39,400 | 39,500 | 39,400 | 39,100 | 38,600
Opotiki 10,400 | 10,800 | 10,900 | 11,100 | 11,100 | 11,100 | 11,100 | 11,000
Kawerau 7,800 8,000 8,000 8,000 7,900 7,800 7,600 7,400
Total low 56,500 | 57,600 | 57,900 | 58,500 | 58,600 | 58,300 | 57,800 | 57,000
Medium

Whakatane 38,300 | 40,400 | 41,000 | 42,400 | 43,500 | 44,500 | 45,300 | 46,000
Opatiki 10,400 | 11,200 | 11,400 | 11,900 | 12,300 | 12,600 | 12,800 | 13,000
Kawerau 7,800 8,300 8,400 8,600 8,800 8,900 9,000 9,000
Total medium 56,500 | 59,800 | 60,700 | 62,900 | 64,500 | 66,000 | 67,100 | 68,000
High

Whakatane 38,300 | 40,400 | 41,100 | 42,900 | 44,500 | 46,000 | 47,400 | 48,700
Opotiki 10,400 | 11,200 | 11,400 | 12,000 | 12,700 | 13,300 | 13,800 | 14,300
Kawerau 7,800 8,300 8,400 8,800 9,200 9,500 9,800 | 10,000
Total high 56,500 | 59,800 | 60,800 | 63,700 | 66,400 | 68,800 | 71,000 | 73,000
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Immigration and natural increase contributing to growth rates

The net migration from 2013-2018 was a large driver of population growth in each of the districts making up around 70% of

total growth.

All three districts have had a positive but declining natural increase in population since 1996 (i.e. births within each district
have been higher than deaths). Natural increase in population across these districts from 2013-2018 was about 3% of the
2013 population. All three districts had negative net migration from 2001-2013 (more people leaving the district than moving

to it) followed by positive net migration from 2013-2018 (more people moving to the district than leaving it).

New Zealand’s national immigration settings are an important driver of growth in the Eastern Bay. New Zealand had a
record net migration gain of 110,200 in the August 2023 year."" New Zealand's population ($5.13M in 2022) has a 90 %

probability of being between 5.55M and $6.65M in 2048 and between $5.62M and $7.86M in 2073. Migration will continue to
be a primary driver of population growth for New Zealand, impacting growth in the Eastern Bay.

Change in population

Population Growth:
Natural Increase and Migration from Outside the Districts

Figure 11: Natural increase and net migration by District (MRCagney, 2023)

" StatsNZ:https://www.stats.govt.nz/news/net-migration-exceeds-100000/
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4 Summary of demand for housing and business land

In all time periods, projected demand for residential land exceeds planned supply across the sub-region. New
greenfield development areas are required to supply around 3,300 households in the Whakatane-Kawerau area by 2053,
and unlocking the Hukutaia growth area in Opétiki, with rezoning and infrastructure should be done as soon as possible to
meet demand in that area, as well as providing an option for managed retreat from natural hazard risk prone areas.

Infill, papakainga, and rural residential developments will contribute to the supply. The quantum and timing are
unknown, and these sources should be monitored for volume delivered over time and the findings of this report should be
updated. Infill in existing townships is constrained by natural hazards. Large scale papakainga and Maori-led housing should
be supported once these opportunities become clearer, particularly when there is possibility of deferring the timing of other
large-scale greenfield residential development areas.

There is a lack of commercial business zoned land across the three districts. There is a likely shortfall of commercial
land in Whakatane township, of around 10 ha-18 ha, with the lower range assuming realisation of redevelopment of existing
sites. Opotiki and Kawerau districts are unlikely to need new commercial land supply, as demand is expected to be met
within existing commercial zoned areas or through newly established growth areas like Hukutaia.

Industrial development across the sub-region is expected to focus at the Putauaki Industrial Zone in Kawerau, with
smaller site-specific developments in other locations, related to local opportunities like aquaculture. A cluster of
industrial development is likely needed around Opdtiki township, in relation to growth of primary industries in that area.

Infill, Maori-led housing/papakainga, and rural residential developments will add to the supply. In every period, there
is intent for infill, papakainga, and rural residential housing to meet parts of the overall housing demand. While recognising
that, based on past performance, infill cannot be relied upon to produce a large supply of housing in any area of the sub-
region. Infill locations are also subject to natural hazards (less so in Kawerau) which reduces their overall future potential
and future district plans may curtail the scope of infill within Whakatane and Opdtiki townships to reflect improved data on
natural hazards.

Papakainga is expected to be a meaningful contributor to overall housing supply. The quantum and timing are typically
unknown to Councils, and as more detail is confirmed, the findings of this report may need to be reconsidered, or
adaptations made to the Spatial Plan. Papakainga developments will need to be considered for how they could possibly
defer the timing of other development areas identified in the spatial plan.

Rural residential development needs to be directed to defined appropriate locations that balance resilient access, natural
hazard exposure, reverse sensitivity impacts, and retention of highly productive lands.
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5 Land required for housing supply

Evidence shows that more houses are required over the short, medium and long term. Housing types need to shift to suit
an ageing demographic and housing affordability also needs to improve. Table 3 below shows the projected demand for
housing over a 30-year period'2. Table 6: Indicative housing supply compared to demand (assumes Hukutaia proceeds)
shows the projected shortfall in housing availability to meet this demand (e.g., demand less available housing capacity).

Medium
New households, total Short Term Term Long Term
demand projected
2022-2053
Medium
Whakatane 0 790 | 1030 | 1607 | 2131 | 2605 | 3086 | 3439
Opotiki 0 300 380 611 843 | 1065 | 1268 | 1400
Kawerau 0 200 240 355 426 516 582 622
Cumulative Total 0 | 1290 | 1650 | 2573 | 3399 | 4186 | 4935 | 5461

Table 3: New housing total demand

'2 Note, these totals are more than those from the MRCagney report (Appendix 1) because they include new households formed from the reducing
household size that are not attributable to growth.
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5.1

5.2

More houses are needed

By 2053, a range of 1,150 to 8,200 households are likely to be required, with the most likely (medium) demand being 5,461
(rounded to 5,500 for ease of reporting).

Average household sizes (humber of people per house) determine how many housing units are projected to be needed to
provide for a given population. These apply not only to growth, but also to existing households. Average household sizes
have slowly declined over time in the Eastern Bay and across New Zealand as the population grows older on average.

The current average household size across the sub-region is estimated at 2.7 people per household in Whakatane and
Kawerau, and around 2.9 in Opotiki. Stats NZ has projected how this is expected to change in the future for each territorial
authority. In 2042, household sizes are expected to decrease to between 2.5-2.6 across the sub-region.

If Opotiki grows as projected, with 2,600 more people over the next 30 years, it will need an additional 1,400 houses.
However, considering factors, such as the increasing trend in building and resource consents, we anticipate that up to 2,300
more houses may be required within the same period. This demand far exceeds the currently available residential land,
necessitating a large-scale solution for providing safe and affordable housing.

Housing stock to suit an older demographic

The types of housing required in the Eastern Bay in the future will need to support a growing ageing population. Our
population is ageing overall, with a youthful and growing Maori population proportion. Those aged 65+ years will make up
30% of the population by 2053. Figure 12 below shows that the Maori population currently make up just over half of the
population and is expected to exceed 60% by 2053. Maori have a very different age profile compared to the general
population. The average age of Maori is 26.3 years, with the largest cohort aged 14 years and younger. The largest cohort
of non-Maori is aged 55-59 years. This means that the types of housing required in the Eastern Bay in the future will need to
support a growing population and an ageing population. While the Maori population is expected to have an older population
in the future, their young population is also expected to grow compared to currently.
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Population Projections by Age and Ethnicity (Eastern Bay of Plenty)
2023 2033 2043
90 years and over - i : I - [ m——

85-89 years K . 1 1 L : S
80-84 years - [ ] 1 [ . g [ . Non-Maori
75-79 years - | - - | . 1 ;m
70-74 years - " 1 | 1 [
65-69 years | 1 I 1 .
60-64 years - | . 1 1 I
55-59years{ [N 1 1
50-54 years - [ . - | 4 I
45-49 years | 1 1 I
40-44 years - | {1 1 I
35-39 years | {1 T 1 I
30-3¢years{ NN 1 1
25-29vears{ [N 1 1 .
2024 years{ [N 1 . 1 I
15-19 years { (NN 1 I 1 I
10-14 years 1 [N 1 I 1 I

5-9 years 1 NG 1 I 1 I

0-4 years {_ NN | | EESS— | | EE—

4000 0 40004000 0 40004000 0 4000
Population Population Population

Figure 12: Population projections by age and ethnicity

5.3 Housing affordability needs to improve

Housing affordability has decreased in the Eastern Bay faster than the national average. We need to plan for more
affordable housing, including providing supply to meet or exceed market demand for housing units and a wider range of
typologies. Housing affordability has decreased significantly over the past decade. As shown in Figure 13 below, this is true
for home buyers and renters across the whole country, but especially in the Eastern Bay where prices have gone up more
than average. Comparing house prices to medium income, in all areas of the Eastern Bay, but especially Kawerau,
mortgage serviceability is the least affordable it has been in the last ten years.
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Figure 13: Housing affordability metrics in the Eastern Bay
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5.4 Maori have different housing needs and experiences

The Maori population is younger than the non-Maori population and this is expected to continue to 2043. The Maori
population is nearly 50% of the total population now and that is expected to remain true through to 2043. While the Maori
population is expected to have an older population in the future, their young population is also expected to continue to grow.
A recent survey'® of Maori in the Eastern Bay found that on average, Maori have very different housing experiences than the
general population. The survey found that:

o Eastern bay Maori homes are overcrowded and on average have two more people per household than the general
New Zealand population.

o On average, 2.2 generations live within a Maori household

o Nearly half of all Maori in the Eastern Bay rent or board (43.2%)

o 30.3% of whanau own their own home compared to 64.5% of the general population.

° 25.2% of Maori live with whanau, at the whanau homestead or on whanau land.

o 0.7% of Maori are in emergency housing.

o Maori are 13 times more likely to experience racism when trying to rent or buy a home.

Other research™ shows that Maori households spend about 20% of their expenditure on rent, compared to about 40% for
the average household.

Due to the different age profile and cultural practices of Maori, the average household size for Maori families in the Eastern
Bay means that many Maori households need larger houses or multiple houses near each other. Many rural and remote
communities are predominantly Maori and based around whanau, hapu and marae. A recent survey of housing demands in
the Whakatane district, showed that 28% of the Maori population desired larger homes of 5 to 6 bedrooms."

3 TIROHANGA ORANGA O MATAATUA: Maori in the Eastern Bay of Plenty Covid-19 survey report by Melanie Cheung, 2020
4 Greenaway R (2022). Homelessness in the Whakatane District — A Situational Overview.
5 TIROHANGA ORANGA O MATAATUA: Maori in the Eastern Bay of Plenty Covid-19 survey report by Melanie Cheung, 2020
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In summary, tangata whenua need affordable homes and rentals. They also want to be able to build papakainga on their
own whenua, particularly near their marae. Papakainga would include homes, communal areas and in some cases,
co-location of health and wellbeing, employment and/or education facilities. This is an issue that will require further detailed
consideration through engagement with tangata whenua. It is important to recognise the potential contribution that
papakainga can make to meeting future housing needs.

55 Projected housing typology trends

It is assumed that by 2053, around 1,000 units of the 5,500 medium household projected demand could be for attached
building types. Where these can feasibly locate will need to be carefully considered in the context of natural hazards
affecting Whakatane and Opatiki townships. Table 4 below shows the projected housing demand for attached type dwellings
for each of the districts.

Table 4: Projected housing demand for attached dwelling types

Housing type Whakatane Opotiki Kawerau
Stand-alone Most housing will continue to be standalone houses. Over time, there will be more attached housing and
detached apartments in all the districts, but mostly in Whakatane, as described below.

Most new attached Very few in the short term, but in the medium and long term, some attached housing will
Attached housing will be in be developed in Opotiki and Kawerau.

Whakatane.

Most apartments in the | Very few apartments. Opatiki and Kawerau should consider how to accommodate
Apartment district will be within attached dwellings in the medium and long term. For example, for retirement and ‘senior

P the Whakatane living’ units which are likely to be in higher demand with the ageing population.
township.

5.6 Land required for housing purposes 2025-2055

The NPS-UD requires local authorities to provide development capacity that meets or exceeds demand and is reasonably
expected to be realised. By 2053, the sub-region will need to supply around 400 ha of residential land to meet the medium
projection. This could range from a low of 100 ha to a high of around 600 ha based on population growth and realised
densities. Higher densities than 14 units per hectare would result in less land required. Table 5 below shows the projected
gross hectares of land required for housing requirements based on the 14 units per hectare ratio.
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Table 5: Projected land required for housing

Total land required at 14 units per

hectare gross density

Short Term Medium Term Long Term

Medium projection residential land required (hectares)

Whakatane 0 56 74 115 152 186 220 246
Opotiki 0 21 27 44 60 76 91 100
Kawerau 0 14 17 25 30 37 42 44
Total 0 92 118 184 243 299 352 390

5.7

32

The assumption of 14 units per hectare depends entirely on the type of housing that is delivered and levels of intensification
that can be achieved. The development of more intensive housing such as terraced housing, apartments or in-fill housing
would significantly reduce the amount of land required.

If the Opatiki district high plus demand figure of 2,300 households is the more accurate projected forecast, this could add
another 65 ha of land requirements at 14 units per ha into the long-term timeframe for Opatiki district. For the balance of this
report, the base figure of 1,400 demand units in Opatiki district will be considered.

Comparison to residential supply

Without changes to district plans and infrastructure to enable more zoned and serviced land, Kawerau can meet
demand through the medium term, Opotiki will run out of residential land before 2033, and Whakatane has a current
shortfall.

Based on a review of the current vacant land supply, land zoned for residential development is insufficient. There is a
pressing need to enable Hukutaia infrastructure to unlock growth of that area for Opétiki and to identify a large greenfield
growth area for demand in Whakatane and Kawerau, which is viewed as a combined demand given the proximity of the two
places. Table 6 below demonstrates the indicative housing supply compared to the demand over the short, medium and
long term.
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Table 6: Indicative housing supply compared to demand (assumes Hukutaia proceeds in the long term)

Total household demand compared to Short Term Medium Term Long Term

ST T A SO 2022- 2026 2027-2033 2034-2053

Whakatane

Supply available 455 175 0 630

Demand projected 790 817 1832 3439

Sufficiency (housing units) -335 -642 -1832 -2809

Opoatiki

Supply available 116 285 1943 2344

Demand projected 300 311 789 1400

Sufficiency (housing units) -184 -26 1154 944

Kawerau

Supply available 37 80 0 117

Demand projected 200 155 267 622

Sufficiency (housing units) -163 -75 -267 -505
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Land required for business purposes
An additional 85 ha or more of business land is projected to be required across the sub-region by 2053

This section outlines the demand for business land in the sub-region (MRCagney report, Appendix 1). The total number of
employees in the Eastern Bay is projected to grow by 8% over the next 30 years, which equates to an average growth of
0.3% growth per year. This compares to the average growth in population of 0.6% per year. The reason the labour force
growth is slower than population growth is because of the ageing population of the Eastern Bay, which makes the share of

the working age population smaller over time.

Table 7: Business land growth assumption

Average employment growth by district
2022 to 2053

m\Whakatane mOpaotiki Kawerau

*Assumptions for growth
Share of Density of

employment | employees

growth per hectare
Commerce 45% 80
Heavy industry 18% 20
Light industry 13% 35,

Figure 14: Average employment growth
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Employee projections 2022(base) to 2053
(medium growth scenario)

mWhakatane mOpotiki Kawerau

No. of employees

2022 2026 2028 2033 2038 2043 2048
Figure 15: Employee projections
Projected demand for business land*

(hectares)
2022 to 2053

m Industrial  m Commercial

17.9

2022 2026 2028 2033 2038 2043 2048

Figure 16: Projected demand for business land
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Demand by district

Commercial land projections have not been separated by district because of how interdependent the economic markets for
these three districts are. As a guide for the purposes of this report, it is assumed that the share of employment growth
projected provides an indication of where demand for commercial growth may occur and, therefore, the following split forms
the basis for decisions being made through this report.

Table 8: Time categories for business land

Time period categories used
for employee and business

land irolections

2022-2027 Short-term
2028-2037 Medium-term
2038-2053 Long-term .

Demand for business land 2022 to 2053
(hectares)

B Short-term B Medium-term Long-term

Hectares

1.6 1.2

Whakatédne Opotiki Kawerau
District

Figure 17: Demand for business land
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6.2

Comparison to business land supply
Kawerau (3.5 ha projected demand for commercial land by 2050, large-scale industrial land capacity available)

Kawerau district is considered unlikely to require additional land for business purposes, given the industrial land supply
being enabled through Putauaki Industrial Zone and land transfer from Whakatane district and there are several vacant
commercial premises within town, anecdotally. The projected 60 ha industrial sub-regional industrial demand can be
accommodated by available land supply in Kawerau.

Kawerau's total land area is 23.58 km? and of this, land zoned for industrial purposes is 3.93 km?. Kawerau district currently
has 94.9 ha of undeveloped land zoned industrial, with 79.9 ha of this located within the new Putauaki Industrial Zone. There
is no additional land zoned for future commercial development, although some redevelopment or intensification of existing
commercial areas is expected to be possible. A boundary adjustment in 2024 allowed for additional land to be transferred
from Whakatane district to Kawerau district. This will add 287 ha to Kawerau district, including to expand Putauaki Industrial
Park.

Whakatane (up to 18 ha projected demand for commercial business land by 2050)

Given the sub-regional service centre role that Whakatane township plays, it is likely that additional commercial land will be
required in all time periods and there may be a shortfall in the township where most of the demand is likely to be situated.

A preliminary business land survey undertaken in 2022 showed 8 ha of light industrial land and 2 ha of commercial land
available over the short and medium term (e.g., 2022-2032) throughout the district. This land is considered infrastructure
ready, due to the location of these sites being near existing infrastructure networks.

2 ha commercial zoned land, including 1 ha of available commercial sites within Whakatane township, mainly through
infill/redevelopment, and, therefore, considered less likely to be realised than comparable greenfield sites. There was a
small amount of commercial zoned land identified in Taneatua (0.2 ha), and a further 0.6 ha of commercial zoned land in
Murupara.

9.3 ha industrial zoned land located close to Whakatane township is zoned industrial purposes and is available for
development.
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With a projected forecast demand for around 18 ha of commercial business land and a potential 10 ha supply, there is likely
need for up to 10-18 ha more commercial business land. This figure assumes a portion of the identified 2 ha commercial
land supply will not redevelop as it is less feasible, and that some of the industrial zoned land could become commercial
zoned instead. This is because industrial land should primarily be encouraged to locate at Kawerau in the Putauaki Trust
industrial development area, freeing up this land for commercial purposes.

A secondary investigation should be undertaken to determine where this demand could be met, to inform the upcoming
district plan. This report and process has not undertaken a thorough assessment of where commercial land could take place
nearby Whakatane township or smaller settlement areas in the district.

Opotiki (5 ha projected demand for business land by 2050, and a growing industrial land demand)

Currently, there is insufficient industrial zoned land available in Opdtiki district, and there are several options for where this
can be accommodated south of the township and within the Hukutaia Development Area. There is sufficient land already
available to meet commercial land needs within Opotiki township through redevelopment or infill.

More industrial land is needed because of demand expected from current investment into over 10,000 ha of water space
planned for aquaculture north of Opotiki township and Te Kaha, as well as the construction of the sea walls that support the
marine farming and other commercial vessels.

The expansion of the mussel processing factory for the sea farms can be accommodated within the industrial zoned land,
but there is not sufficient land available for additional, new industrial activities within Opotiki.

There is undeveloped land adjoining the two existing industrial areas to the south of the township and north of Hukutaia
Development Area, however, no land has been zoned. lwi owned land intended for the mussel spat hatchery along the east
coast has been identified but has not been zoned for these purposes.

Overall, there are some options for industrial land expansion but insufficient industrial zoned land available in Opétiki district

to meet the needs of businesses over the next 30 years. Opotiki District Council is currently undertaking a separate
investigation into the quantum of industrial land required and where it could go.
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7 Scenario and development options

This section describes the methodology and process for identifying and developing high-level scenarios and development
options with a focus on residential demand projections. It describes the results of scenario analysis undertaken which
informs the growth planning component of the Spatial Plan.

7.1 Scenario methodology
Scenarios are used to:

o Explore how multiple drivers of change can come together to shape different futures and what this means.
o Help stakeholders envisage and engage with multiple futures.

o Identify a preferred scenario/s that can be used as a desired future/s that the policy can work towards achieving.

The Scenario Method helps to develop effective scenarios for the spatial plan and enhances resilience to unforeseen
events. Rather than predicting the future, this approach explores a range of possibilities, highlighting the potential
opportunities and challenges each scenario may present for future housing and business land development in the Eastern
Bay. For scenarios to be effective, they must be plausible, consistent and offer insights into the future. Factors that have
been considered in the process of identifying and refining the scenarios are outlined in the previous sections of this report.
The evaluation was informed by a range of information, data, and analysis, including:

o Spatial analysis of the natural and physical resources that constrain or shape growth.

o Drivers/challenges, like the population and employment.

o Planning frameworks established by the district plans.

o A stocktake of current developments underway, committed or planned proposals.

o Spatial analysis of residential and business development capacity.

. Availability of Three Waters infrastructure, social infrastructure, transport, and electricity.
The scenarios explore diverse ways to respond to the drivers and challenges. A preferred scenario for the settlement pattern

and development options for future implementation needs to be identified to provide for the projected growth, while
responding to the local context and environmental constraints.
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7.2 Scenario and development options process
The process of developing scenarios, assessing the scenarios, defining development options, further analysing, and testing
the development options, and identifying a preferred scenario for the settlement pattern is set out in Figure 18. A summary

of each step in the process is also provided below. The scenarios and development options were evaluated during a series
of workshops by subject matter experts from across the Council, and with iwi, and key stakeholders.

Spatial plan and
implementation plan

Draft Scenario and Development options report Engagement
development options report

4 N\

1- Long List Scenarios to Test
Strategic Fit

Sub-regional scenario options
(»6) for strategic fit with
Outcomes
Qualitative technical
evaluation

. /

4 N

2- Medium List of
Development Options

List of individual development
focus areas favourably
considered in the Long List
Scenarios

Further technical evaluation
resulted in a short list / list of
changes to the settlement
pattern

\

3- Settlement Pattern Short
List Development Options

(Emerging Preferred
Recommendation)

Ashaort list of recommended
development focus areas
suitable to accommodate

development to meet needs of

. /

Eastern Bay

\ /

Figure 18: Scenario and development options report process
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5- Preferred Scenario for the
settlement pattern

Developed post-engagement
Changes to the emerging
preferred recommendation

Key evidence base for the
spatial plan and
implementation actions

N

\. J/

Final



8 Step 1: Long List Scenarios

The development of the Long List Scenarios ensures a range of integrated factors are considered when making decisions
on growth options. The evaluation resulted in a set of possible development options that were considered worthy of
additional research.

The long list of scenarios was developed to test spatial configurations of land use changes in a technical process.
Workshops were held at Kawerau, Whakatane and Opétiki District Councils with relevant technical staff in early 2023,
followed by a sub-regional transport workshop, to develop and test the scenarios. Constraints mapping (e.g., natural
hazards, highly productive land, and natural areas) was used to inform the development of scenarios by applying high level
constraints and considering no-go areas. A consistent set of spatial parameters and assumptions were applied to the
scenarios to ensure consistency.

The Long List Scenarios (shown in Figure 19 and detailed in Table 9) span a range of intensification and location options.
The evaluation process assessed the land and infrastructure factors, and all scenarios were premised on a 30-year demand
for around 4,000 dwelling units with the assumption that papakainga will take place to meet demand as needed (this figure
was later revised when new information became available).

To evaluate scenarios, decision making criteria were developed that reflect the goals from the Outcomes Framework. The
evaluation process assessed the strengths and weaknesses of the scenarios and focused on the central corridor to identify
a medium list of plausible development options to take forward for additional review because they had a higher likelihood of
meeting the spatial plan’s goals.

Our Places — Scenarios and Development Options Report 41



8.1

42

Dispersed growth Concentrated growth

1. Rural growth 2. Growth focus on
focus existing villages

4. Grow the urban
areas

3A. 3B. 4A. 4B. Max.
Awakeri / Te Teko, Balanced intensificati
Hukutaia Waiotahe intensificati on 80%
focus focus on 50%

Figure 19: Long list scenarios

Design principles

The long list scenarios were developed by applying design principles to generate diverse ways to accommodate projected
housing demand across the sub-region and were primarily focused on the urban central corridor as this is where most
demand for urban growth and investment is expected. The principles were drawn from a variety of policy sources relevant to
the Eastern Bay and each relate to a goal and enabler of the outcomes.

Long list scenario design — locational principles

o Avoid locations where natural hazard risk and effects of climate change cannot be practicably and equitably managed,
like areas at risk of coastal erosion and cliff instability.

o Avoid / mitigate impact on areas to protect and conserve, like highly productive lands, natural areas, and culturally
significant areas.

o First work with locations where there are existing settlements and infrastructure before contemplating new growth
areas and infrastructure.
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Long list scenario design — performance principles

Enable certainty of a sufficient zoned and serviced land supply for residential and business purposes.
Placemaking to support community wellbeing outcomes.

Residential development and economic development are mutually supportive and should be considered at the same
time.

Enable and support lwi/hapi to use their land for their aspirations, to unlock opportunities that development can
provide for.

Consider the changing needs of housing types due to shifts in demographics.

Define a settlement pattern that supports achievement of net zero greenhouse gas emissions by 2050 and can adapt
to the impacts of climate change.

8.2 Long list evaluation factors

Long list assessment factors were defined, based on the goals to focus on strategic fit with policy and overarching natural
hazards and other constraints. They were intended as a coarse filter to net out poor performing concepts early, and to result
in a medium list of plausible options to consider at a more detailed scale. The strategic fit criteria included the following:

Well-functioning urban environment: access between housing, jobs, community services, natural spaces and open
spaces.

Public infrastructure: ability to connect to existing or planned three waters infrastructure, transport infrastructure and
services.

Financial: Capital costs of the scenario and operational costs of the scenario.

Complexity: how straightforward is it to implement the scenario and are there unacceptable technical risks involved in
implementing the scenario?

Adaptability: to uncertainty and change (i.e., rate of demographic change, climate change, economy).
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8.3 Long list scenario evaluation

Table 9: Long list scenario evaluation

Rural growth focus — Scenario 1 Opportunities: Challenges:

@© Development driven by demand; Housing typology choice would not

To provide immediate housing capacity
with low effect on public and wastewater
requirements, rural residential
development is prioritised across the
sub-region.

infrastructure can be provided as required
without large upfront capital investments by
the Council.

Provides choice of location for new homes.

Attractive to rural landowners wishing to
subdivide, supports economic development
in rural areas.

improve, growing mismatch with
demographics.

Dispersed growth makes it challenging to
plan for the infrastructure needed.

No efficiency and difficult to offset
infrastructure costs through development
charges.

Increased maintenance and operational
costs to maintain rural roading network.

Likely to affect rural economy through
reverse sensitivity to agricultural practices
and loss of highly productive lands.

Challenging to meet climate change
targets.

Growth focused on existing villages —
Scenario 2

Growth focuses on existing villages
around Awakeri and Te Teko, with
expansion around Coastlands and in
Hukutaia. Rural residential development
focuses on the coastal areas and
hillsides offering expansive views.

Opportunities:
@© Enables planned growth to be staged,;

trigger points can be identified for future
upgrades.

Can connect to existing or planned three
waters infrastructure in Whakatane and
Opatiki.

Expands housing choice and allows small
centres to develop more services.

Growth clustered around existing corridors
and settlements generates more
economies of scale than Scenario 1.

Challenges:

Adaptable but hard to plan for. Doesn’t
allow real efficiencies to be gained because
growth takes place on many different fronts
at the same time.

Conflicts with natural hazards — Te Teko,
Edgecumbe, Ohope, Taneatua and others.

For Opétiki, it does not provide an
alternative sizeable development that can
be developed as an alternative to the Town
Centre if retreat is required. Reinforces
commitment to status quo in Opotiki Town
Centre and current flood risk.
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A new town (Awakeri and Hukutaia
focus) — Scenario 3A

While there is some infill taking place,
most development occurs as structure
planned greenfield development areas.
Most growth focuses around Awakeri in
the west, and Hukutaia to the east in a
staged manner.

There is little to no rural residential
development under this scenario. It is
assumed that papakainga takes place

Opportunities:

@ Can plan growth and development can be
staged. Low complexity and greater ability
to recover costs from developers.

@ Public transport likely to be cost effective
and attractive for both Awakeri and
Hukutaia.

® Good walking/cycling links between
Hukutaia to Opotiki and Awakeri /
Whakatane can be developed.

@® Awakeri and Hukutaia are both resilient to
natural hazard risks and development
would be required to meet appropriate

Challenges:

Significant upfront investment required
ahead of new growth areas.

Risk of over-design and investment risk if
growth does not materialise.

Awakeri sits across two state highways
which are key freight routes requiring
careful planning for local connectivity.

focus) — Scenario 3B

While there is some infill taking place,
most development occurs as structure
planned greenfield development areas.

Most growth focuses on Te Teko in the
west, and to the east in Op6tiki most of
stage one of Hukutaia is developed but
most change occurs at Waiotahe / The
Drifts, including along Paerata Ridge.

There is little to no rural residential
development under this scenario.

Kawerau sees some greenfield growth
in the southwest part of town. It is
assumed that papakainga takes place
as part of background growth, where
there is demand and suitable land.

@® Te Teko already has some community
infrastructure and can easily link to
Kawerau.

@® Lower maintenance and operations costs
than other scenarios.

@® Mode shift to public transport, and some
walking/cycling viable.

as part of background growth, where standards.
there is demand and suitable land.
A new town (Te Teko, Waiotahe Opportunities: Challenges:

Significant upfront investment required
ahead of new growth areas. Risk of over-
design and investment risk if growth does
not materialise.

Expanded growth in Waiotahe and Paerata
challenging from an affordability
perspective. Waidtahe can’t sufficiently
support future growth.

Waiotahe doe§ not deliver a resilient
alternative to Opotiki township.

Te Teko township is protected from the
Rangitaiki River by stopbanks that are
designed and maintained to contain a 1%
AEP event. There are remaining risks
associated with stopbank failure and events
that exceed the design capacity still exist
due to the poor underlying ground
conditions.
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Grow the urban areas (intensification
50%) — Scenario 4A

This scenario assumes that a balanced
division of new housing takes place
between infill and greenfield growth. In
Whakatane area, growth spreads
towards Coastlands.

In Ohope there are greenfield growth
areas south and enroute to Whakatane.
In Opatiki, there is some growth around
Waiotahe / The Drifts, and rural
residential developments into Paerata
Ridge. Most growth in Kawerau takes
place as greenfield development.

Opportunities:

@® Whakatane and Kawerau - can plan and
upgrade infrastructure as required with a

lower complexity approach than some other

scenarios.

@ Intensification will reduce vehicle kilometres

travelled on average and reduce carbon
emissions.

@® Good local access to places to learn, play

and work.

Challenges:

Difficult to recover capital costs of improved
infrastructure. Increased pressure on
existing green spaces and community
facilities.

May not meet needs of growing businesses
or landowners in eastern Opatiki wishing to
subdivide or provide accommodation.

Unlikely to be feasible due to degree of
changes entailed and prior limited uptake of
infill / redevelopment.

Kawerau greenfield development not a
viable option for landownership pattern
reasons.

Compounds issues of accessibility to
services for existing rural communities in
Whakatane. Risks disenfranchising the
rural community.

Challenging for Op6tiki wastewater services
in the township. Substantial unplanned
upgrades would be needed.
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Grow the urban areas (intensification
80%) — Scenario 4B

This scenario assumes that
intensification and infill are highly
successful, and there is only a small
amount of greenfield expansion. In
Kawerau, most infill takes place south
and east of the town centre.

Change in the urban nature of both
Whakatane and Ohope is extensive.
Similarly, in Opdtiki there is minor
greenfield development around
Waiotahe and extensive infill in town,
with some growth of early stages of
Hukutaia.

Opportunities:

@ Can plan and upgrade Town Centre
infrastructure as required.

@ Maintenance and operation costs lower
than other options.

@ Public transport becomes more cost

effective with partial cost recovery possible.

Challenges:

Whakatane — large area of town unsuitable
for intensification due to flooding risk. Will
need new green spaces and facilities to
meet demand. Increased stormwater
management costs. Car mobility difficult
during peak periods.

Opotiki township — Infill increases flooding
risk. Overall, doesn’t meet needs of rural
areas where many jobs away from town
centre. Reduces autonomy for rural
landowners and businesses wanting to
develop for residential purposes. Reduces
housing location choice by restricting
choices into urban areas and away from
rural residential.

Kawerau greenfield development not a
viable option for landownership pattern
reasons.

Relies on private market to provide infill
housing product at scale where this might
not be economically feasible at scale.

Car mobility difficult during peak periods in
Opotiki/Whakatane, will become particularly
difficult during busy holiday periods and
may impact on Whakatane’s attractiveness
as a holiday destination.

Compounds issues of accessibility to
services for existing rural communities in
WDC. Risks disenfranchising the rural
community.
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Step 2: Medium List Development Options

The assessment of the Long List Scenarios resulted in a defined list of plausible place specific development options. The
medium list of development options is a result of the consistently identified ‘good ideas’ in the Long List Scenarios. These
provide a set of options for where development could go, which are more likely to be feasible.

Several locations were assessed for suitability, including:

o Land that could be rezoned for Residential in the future (Greenfields expansion of existing towns/villages).

o Existing zoned Residential land that could be earmarked for higher density living (Infill).

o Land that could be developed in rural locations (Rural residential).

This stage of the process also included a high-level assessment of infrastructure considerations for the development options

in each district and from a sub-regional perspective. Varying degrees of analysis have been undertaken for each option,
depending on the information available which varied considerably between locations.

Medium list assessment principles

Below are a set of assessment principles informed by the Spatial Plan goals which have been used to differentiate between
the development options and each options performance potential. These principles provide an analysis of the infrastructure,
environmental, social, and cultural constraints to future housing and business. A development option that is appraised ‘good’
should have good alignment to the Spatial Plan goals and meet technical considerations around constraints or infrastructure.

Assessment principles:

Location is resilient to climate change and natural hazards.

2 Connection to existing or planned three waters infrastructure is feasible and cost-effective (for greenfield towns, new
infrastructure would be planned) OR is self-sufficient (e.g., not connected, use septic tanks, etc).

3 Cost of roading / transport connections and infrastructure improvements is feasible and affordable.

Has good connections to jobs and proximity to existing or planned economic growth areas (both urban and rural
locations).

5 Capacity to address bulk of future growth needs / achieves staged development sequencing over time.
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6 Good accessibility to community services (includes healthcare, supermarket, open space/green space) OR
development is at a scale that new community services would be provided at the location.

No rural residential development on Highly Productive Land (except for papakainga).

Location has no known social, environmental, cultural, or economic matters that affect development (for example
including external impacts on developability, interdependencies on other projects/actions; landowner aspirations for
land, etc.).

The medium list of development options (with a focus on residential options) are shown in Figure 20 below.

Our Places — Scenarios and Development Options Report
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Figure 20: Medium list development options
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9.2

9.3

Medium list — Infrastructure assessment considerations

There is a projected demand for appropriately located and zoned land to provide for the expansion of residential,
commercial, and industrial land uses. For some areas, there will be a negligible effect on services and infrastructure.
However, the cumulative provision of residential growth over the short, medium, and long term could result in some
significant upgrades in the future. The specifics of what and when, depend on the priority given to each area, the population
growth of those areas, and the activities they support.

A qualitative assessment of the impact of the development options on types of infrastructure throughout the sub-region has
been undertaken. The assessment of the options for education, three waters, transport and electricity infrastructure impacts
are set out below.

Three Waters

CKL were appointed to provide professional advice with respect to three waters services and infrastructure. CKL have
undertaken a staged approach to investigation, analysis and evaluation of services and infrastructure in the Eastern Bay.

Stage 1 Report

This included the identification of constraints, implications and opportunities for three waters infrastructure relating to the
long-list scenarios. The Stage 1 report informed the process undertaken by the Technical Working Group in creating place
specific development options, creating the medium list development options from the long list options.

Stage 2 Report

A Stage 2 report provides an evaluation of the medium list development options as it relates to three waters infrastructure.
Table 10 below provides an overview rating of medium list development options. The Stage 2 report is included as Appendix
2.
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Table 10: Medium list three-waters consideration

Rating | Option Area (Grouped) General Evaluation Rating

cl-:1 O1 Hukutaia — greenfield 01 Hukutaia — greenfield

e Hukutaia currently has an adequate supply of water for low growth and further
W5 Minginui — greenfield upgrades would support staged planned growth.

e There are two options for wastewater to service growth, with the short to
medium term intention to upgrade connectivity to the existing Opdtiki
W9 Matata — infill wastewater treatment plant.

W8 Kopeopeo - infill

e The concept design of the stormwater management to support the growth area
has been undertaken and assessment and management of effects on
downstream drainage systems to be investigated.

W5 Minginui — greenfield

K1 Roy Stoneham Park — greenfield
K2 Hardie/Beatie Ave area — greenfield

Ry [eee) - greemill e Minginui has no Council reticulated three waters infrastructure. There is an

aspiration for an additional fifty dwellings which could be accommodated with

K4 Kawerau town — infill N
the existing infrastructure.

e The bore water supply scheme is managed by Ngati Whare Trust and is
covered by renewal programmes. Similarly with the wastewater treatment
system.

W8 Kopeopeo - infill

e Water supply and storage would be adequate to support low/short-term growth,
however, investigations are needed to connect to a more resilient supply, such
as the proposed primary and secondary mains from Paul Road or
Braemar Road.

e The option to expand the wastewater treatment plant in Whakatane is being
considered.

e Kopeopeo is at a slightly higher elevation than the Whakatane CBD area, with
the stormwater network, including a pumped discharge to the
Whakatane River. The wider area would benefit from catchment wide
modelling which includes climate change considerations to guide planning.

W9 Matata - infill

e Matata has an adequate water supply for short term growth with minimal
upgrades required. Longer term growth will require water upgrades.
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Rating | Option Area (Grouped)

General Evaluation Rating

e Matata is currently on septic tanks and could remain as such for infill
development in the short term. In the longer term, wastewater reticulation and
local treatment/land disposal are being considered.

e Stormwater management is subject to the effects of climate change, including
coastal inundation, sea level rise and groundwater interaction. Stormwater is
discharged through to the current stormwater system which includes wetlands.
Further analysis would be required of pipe and wetland capacity to support any
future connections.

K1 Roy Stoneham Park and K2 Hardie/Beattie Ave area — greenfield

o Water supply source and volume of storage is adequate to accommodate
growth and there is a sufficient contingency supply available. However, this is
dependent on renewal of water take consents, which in turn may require
upgrades to infrastructure to ensure compliance with drinking water standards
and additional storage.

e There is sufficient capacity at the existing wastewater treatment plant and
disposal area. There is an option to extend the disposal area (pumice fields) if
required.

e For Roy Stoneham Park, there is sufficient stormwater capacity. For
Hardie/Beattie Ave area, there are existing groundwater issues that would
need to be addressed in stormwater design.

K3 Valley Road — greenfield

e As above, there is existing capacity to service growth. This area is already
zoned for residential, however, this area has topographical challenges which
make it difficult to develop.

K4 Kawerau town — infill
e As above, there is existing capacity to service growth.

o Stormwater design for infill will need to be cognisant of the existing pipe
capacity.
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Rating ‘ Option Area (Grouped) ‘ General Evaluation Rating

Fair

05 Opotiki town — infill

04 Paerata Ridge — rural residential
OS5 Tablelands — rural residential
06 Ohiwa — rural residential

W1 Awakeri — greenfield

W3 Matata — greenfield

W4 Te Teko — greenfield

W6 Murupara — greenfield

W7 Whakatane town (excluding
Kopeopeo) — infill

W10 Ohope Beach — infill

W11 Thornton Dunes — rural residential
W12 Manawahe - rural residential

W13 — Ohiwa Harbour - rural residential

K5 — Western rural area — rural
residential

05 Opotiki town — infill

o Water supply and storage would be adequate to cater for infill development,
potentially requiring some upgrades which could be catered for in the renewals
budget.

e Infill development in Opétiki township will need a controlled approach, given
the exposure to flood risk in some parts of the township. Key flood resilience
projects are underway which include the following:

= Rural-Urban flood protection with southern limit of Duke Street.
= Transfer of flood flows from Otara to Waioeka River floodplain.
= Duke Street Pump Station.

= Tarawa Creek Pump Station upgrade.

e The Bay of Plenty Regional Council Waioeka/Otara River model is currently
being updated to provide background for the overall 100-year river strategy.

e Upgrades are required for the Opotiki Wastewater Treatment Plant,
pumpstations and reticulation, to cater for growth in Hukutaia.

04 Paerata Ridge — rural residential

o Paerata Ridge has limited rural growth potential without upgrades to
infrastructure.

o The area is self-sufficient, with private bore water, reticulation/water harvesting
and septic tanks.

e Stormwater management would need a catchment-wide approach to achieve
the best practicable outcomes. Discharge will need on-site management
without affecting downstream properties.

05 Tablelands and 06 Ohiwa — rural residential

e Tablelands is self-sufficient with onsite septic wastewater and stormwater
management. Water supply would continue to be fed from existing sources,
i.e., rain tanks (harvesting).

W1 Awakeri — greenfield

e Awakeri has water supply and storage constraints (low elevation and low
capacity) however, there is the option to link to a proposed primary trunk main
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Rating ‘ Option Area (Grouped) ‘ General Evaluation Rating

W3 Matata — greenfield

W4 Te Teko — greenfield

from Otamahi water reservoir which will improve pressure and flow and add
resilience.

Wastewater reticulation, treatment and disposal would need further
consideration. There are two options which include either reticulating and
pumping wastewater to the upgraded treatment plant in Whakatane (requiring
a new pipeline and pump station) or developing a new wastewater treatment
plant in Awakeri. Further investigations of costs and land availability would be
required.

A catchment wide stormwater management plan would provide comprehensive
guidance as to the best practicable options for managing the effects of urban
development in this area.

Matata is subjected to the effects of climate change, including coastal
inundation, however, there is growth potential to the eastern area of

Matata. The growth in the eastern area would benefit from a catchment wide
approach to stormwater management, which also integrates with urban
planning and green infrastructure for resilient outcomes.

Water supply from Jennings Spring is currently adequate to support growth in
the short to medium term and a future connection to the Braemar water supply
would support additional growth. Further investigation is required to assess
storage requirements for long-term growth.

Matata is on septic tanks, and the growth potential is dependent on the ability
to treat and dispose of wastewater. An option for reticulation, treatment, and
disposal of wastewater for short term growth is being planned. For additional
capacity in the east of Matata to be realised, further investigation is needed of
the availability of land for an extensive land disposal area.

Growth at Te Teko would require consideration of options to address water and
wastewater constraints, alongside consideration of stormwater management
options for managing the effects of urban development in this rural area.
Residential growth relies on engineered stormwater management options to be
sympathetic to the Rangitaiki drainage scheme outcomes.

A catchment wide Stormwater Management Plan would determine the best
practicable options for managing the effects of urban growth and integration
with the current residential development.
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Rating ‘ Option Area (Grouped) ‘ General Evaluation Rating

o Water supply is from a bore, water treatment plant and reservoir and is also
linked to the Plains scheme. Growth would require reticulation and upgrades to
pipes and storage.

e Te Teko is currently on septic tanks and would require a new wastewater
reticulation, treatment plant and disposal area.

W6 Murupara — greenfield

e There is an aspiration to develop an additional 300 houses at Murupara and
existing sections are large providing for infill options.

o Water supply is sourced from a shallow spring, however, with no treatment
plant. Upgrades would be needed to accommodate additional dwellings.

e The wastewater treatment (pond) consent needs renewal (2026) and
upgrading to cater for any potential growth.

e The area would benefit from a catchment wide stormwater management plan,
to determine the best practicable options for managing stormwater.

W7 Whakatane town (excluding Kopeopeo) — infill

e Whakatane township, excluding Kopeopeo, has limited infill growth potential
due to higher risk profiles to natural hazards.

o Water supply and storage would be adequate to support low/short term growth;
however, investigations are needed to add resilience to the water supply.

e The option to expand the wastewater treatment plant in Whakatane is being
considered. This would potentially accept wastewater from Awakeri for ocean
discharge.

e Improving resilience of the stormwater system is currently underway, with
pump stations being upgraded or assessed for increased design capacity,
given the climate change risks and upgrades to the Whakatane River
stopbanks.

e The area would benefit from catchment wide modelling, which includes climate
change considerations to guide planning.
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Rating ‘ Option Area (Grouped) ‘ General Evaluation Rating

W10 Ohope Beach - infill

W11 Thornton Dunes — rural residential

W12 Manawahe - rural residential

W13 Ohiwa Harbour - rural residential

There is enabled capacity for infill through the district plan. For growth,
resilience of the stormwater management system is impacted by climate
change risks. Analysis of the capacity of pipes would be required to support
any future connections.

Water supply is currently from a connection from Valley Road reservoirs and
Bridger Glade pumping station. A primary trunk main would provide additional
supply resilience to reservoirs.

Wastewater can continue to be pumped to the Whakatane Wastewater
Treatment Plant.

The current water supply is limited by the supply line from the plains and
limited growth could be accommodated. However, the option to increase the
pipe size and storage to accommodate supply for any future growth could be
considered.

The area is currently on septic tanks for wastewater disposal. Significant future
growth would require a localised treatment plant and disposal area.

Stormwater management would need to have a catchment wide approach to
achieve the best practicable outcomes. Any further growth would require on-
site management of stormwater without effecting downstream properties, and
consideration of the effects of discharge to/through the Rangitaiki Drainage
scheme.

Water supply would continue to be provided from existing sources, i.e., rain
tanks.

Wastewater disposal would continue to be in septic tanks.

Stormwater management would need to have a catchment wide approach to
achieve the best practicable outcomes. Any further growth would require on-
site management of stormwater without affecting downstream properties.

Water supply would continue to be fed from existing sources, i.e., rain tanks.
Wastewater disposal would continue to be in septic tanks.
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Rating ‘ Option Area (Grouped) ‘ General Evaluation Rating

e Stormwater management is subject to the effects of climate change, including
coastal inundation, sea level rise and groundwater interaction.

K5 Western rural area — rural residential

¢ Rural residential water supply would continue to be provided from existing
sources i.e., rain tanks.

e Stormwater management will need to have a catchment wide approach to
achieve the best practicable outcomes. Stormwater discharge would need on-
site management without affecting downstream properties.

Poor 02 Waiotahe/The Drifts — greenfield 02 Waiotahe/The Drifts — greenfield
04 Paerata Ridge — greenfield e Waidtahe / The Drifts has limited growth potential without upgrades to
W4 Taneatua — greenfield infrastructure. There are also limitations from flood/coastal inundation risk.

e The stormwater management system includes disposal to ground via a
communal soakage park, which would need to be upgraded by council or
developer to accommodate any growth.

e Waiodtahe currently has water supplied from Op6tiki and is supplied to a
reservoir for balancing demand/pressure. Pressure at the entrance to the
reservoir is low, as is residual pressure for fire demands, so upgrading of the
supply will be required to accommodate growth.

e The area is reticulated, and wastewater is pumped to Opétiki for treatment. To
accommodate any growth upgrades would be required.

04 Paerata Ridge — greenfield

e The water supply is currently from bore water and reticulation is via a private
scheme. There is a possibility of linking to the Opotiki supply, but this is subject
to cost investigations.

» Wastewater treatment and disposal is likely to stay on septic tanks, however,
there is an option to pump wastewater to Waidtahe for transfer to Opotiki
Wastewater Treatment Plant subject to further cost consideration.

e Stormwater management: The elevation for this area can provide good
conveyance opportunities, treatment, and attenuation for stormwater to be
provided in lower areas.
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Rating | Option Area (Grouped) General Evaluation Rating

W4 Taneatua — greenfield

e Taneatua is within a wider area under investigation for flood hazard risk and
growth in this location is limited to a small amount of greenfield (to the north of
the town) and infill development.

e The water supply (bore) and wastewater treatment (pond) would need
upgrading as part of the renewals programme.

e Fluvial river flooding considerations could limit stormwater management
options.

94 Education

The medium list development options can be catered to by the current schooling network, which has significant capacity and
good transport options but is under pressure in parts. Proposed intensification via greenfield development options could
create issues in the schooling network, which would require property solutions depending on the proposed number of
houses and housing typologies.

Table 11 Medium list education considerations

Option area Comments

W1 Awakeri — Greenfield Significant development in Awakeri would put a currently nearly full schooling network under
further pressure and would likely require a form of property response in the future as
housing development came online.

01 Hukutaia — Greenfield Good Hukutaia sits within the wider Opatiki schooling network where there is capacity available,
and the network could be balanced using enrolment schemes and property solutions where
needed.

W2 Te Teko — Greenfield Good Te Teko sits within the wider Whakatane schooling network and more specifically is close

enough to Edgecumbe where there is capacity currently, that could be managed most likely
with enrolment schemes and property solutions where needed.

02 Waiotahe — Greenfield Waidtahe is rural and sits in between the Whakatane and Op6tiki networks. It is only
serviced by one small rural primary school which would need further consideration if
intensification was to move forward here. There is capacity at the neighbouring schools in
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the wider catchment, but access and feasibility would largely depend on where exactly
planned future development would go.

9.5 Transport

Transport infrastructure, primarily state highways and rail are significant in the Eastern Bay, essential to enabling the flow of
freight transporting Eastern Bay-made goods and resources and keep people moving between the districts and wider

Bay of Plenty Region. State Highways 2, 30 and 35 connect the sub-region internally and provide a connection to external
markets and services. The East Coast Main Trunk rail runs parallel to SH 2, connecting the sub-region to the Port of
Tauranga, via Kawerau and Murupara, transporting logs, fertiliser, wood pulp, paper and cardboard to the port. An estimate
of more than 33,000 containers per annum are exported from the Eastern Bay, primarily transported by truck on the highway
network.

The sub-region’s airport is located 9 km to the west of the Whakatane township. The airport provides transport connections
to Auckland, while also providing a means of travel to tourists who visit the region. There are also two airports located in
neighbouring districts, in Tauranga and Rotorua.

A transport analysis was prepared for the spatial plan by Beca (Appendix 4) which assessed different land use scenarios.®
Broadly, the impacts on the transport network under each of the development options can be managed through the right
investment in infrastructure but there are pros and cons, and differing costs associated with each.

¢ Growth in and around existing centres will reduce carbon emissions but without investment in sustainable transport is
likely to result in additional congestion on local networks and urban safety issues.

o Development of satellite communities will, if not supported by local services and employment, result in more travel
and carbon emissions whilst putting people at risk if existing and anticipated safety issues on the network are not
addressed.

e Rural growth is incredibly hard to plan for and would require a more proactive investment strategy and ultimately
result in higher capital and maintenance costs or a reduced level of service for rural residents.

Regardless of the development option, significant investment in resilience for intra and inter regional trips will be required
with all state highways increasingly prone to closures and with limited detour routes available. The current resilience of the
East Coast Main Trunk Line is also questionable and further investigation and investment in this key rail line is necessary.

'6 Eastern Bay of Plenty Spatial Plan - Transport Analysis, Beca, June 2024
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Future congestion and resilience issues into Whakatane township will likely need to be addressed through investment in a
second river crossing but is unlikely to be affordable without significant Government support. Addressing these key
challenges will provide confidence for export-led businesses to invest in the sub-region and support employment and

economic growth for the Eastern Bay.

Table 12 Medium list transport considerations

Rating

Option Area (Grouped)

Transport comments

Good K1 Roy Stoneham Park — Greenfield
Good K2 Hardie/Beattie Ave area — Greenfield
Good K3 Valley Road — Greenfield

Good K4 Kawerau town — Infill

Many trips able to be contained within local area for employment, services and
education reducing need for travel and in an area with good safety record. Short
travel distances for many trips enable walking and cycling while a larger population
base makes public transport locally and to other centres more viable.

Reliable journeys for freight by road and rail within the EBOP. State Highway 2
(Matata straits) and SH 30 (Rotoma) present ongoing reliability issues due to
susceptibility to natural hazards and limited alternative routes.

Potential improvements required:
e Safety upgrades intersection SH 30/SH 34.

e Increased traffic through Te Teko and Awakeri may require investment in
crossing facilities to reduce severance effects.

e State highway reliability improvements and/or upgraded detour routes.

K5 Western rural area — Rural residential

As per above, however, opportunity for walking/cycling and PT are diminished,
although trips will still be relatively short and within cycling distance to Kawerau.

01 Hukutaia — Greenfield

02 Waiotahe Drifts — Greenfield

04 Paerata Ridge — Greenfield

05 Opétiki town — Infill

Many trips able to be contained within local area for employment, services and
education reducing need for travel. Local safety issues at key state highway
intersections (particularly for Waiotahi) would need to be addressed, as would
severance issues through Opdtiki township itself. Short travel distances for many
trips enable walking and cycling, while a larger population base makes public
transport locally and to other centres more viable.

Likely to be an increase in local flooding issues in Opdtiki with existing problem
exacerbated by additional infill housing and climate change.

Good O4 Paerata Ridge — Greenfield

As per above, however, public transport viability diminished due to lower
population density.
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Option Area (Grouped)

03 Tablelands — Greenfield

03 Tablelands — Rural residential

06 Ohiwa — Rural residential

Transport comments

Too far from Opétiki to support active transport modes and not a large enough
population base to support local services (education, shops etc) resulting in
increased vehicle traffic. Intersections on to state highway and Wainui Road would
need to be addressed for safety and capacity while increased traffic will severance
issues in Opaotiki.

W1 Awakeri — Greenfield

W4 Taneatua — Greenfield

Dependent on scale of development, many trips able to be contained within local
area for employment, services and education, reducing need for travel but likely to
be dependent on Whakatane for key services. Local safety issues at key SH 2
intersections would need to be addressed as would severance issues through
townships.

Close enough to Whakatane support cycling trips with appropriate infrastructure for
a large range of trips and opportunities to provide increased recreational
opportunities. If scale of development is sufficient, may support good public
transport links other centres.

W3 Matata — Greenfield

W2 Te Teko — Greenfield

Dependent on scale of development, many trips able to be contained within local
area for employment, services and education, reducing need for travel. Local
safety issues at key SH 2 intersections would need to be addressed as would
severance issues through townships.

If scale of development is sufficient may support good public transport links other
centres.
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W5 Minginui — Greenfield

Will require a significant increase in scale to support local services, otherwise there
will be a significant increase in transport demand to Murupara. Limited options for
accessible transport options. Resilience of Natures Road may also be an issue.

W6 Murupara — Greenfield

Some local services already exist and increasing population and jobs will enable
these to expand and reducing the need for travel out of the centre. Additional
population also improves the viability of existing public transport service to
Rotorua. Reliable road connections to the north and west, and rail to the north,
ensure reliable transport connections for people and freight.

No significant safety or capacity issues.
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Option Area (Grouped)

Transport comments

Good W7 Whakatane town, excluding
Kopeopeo — Infill
Good W8 Kopeopeo - Infill

Good W10 Ohope Beach - Infill

Most trips able to be contained within local area for employment, services and
education, reducing need for travel. Short travel distances for many trips enable
walking and cycling, while a larger population base makes public transport locally
and to other centres more viable.

Local network capacity on arterials and across Whakatane Bridge likely to become
an issue without significant uptake in walking and cycling.

Whakatane bridge likely to be a significant resilience issue given this carries lifeline
services, gas, telecommunications and electricity as well as the main transport
task. Significant investment required.

Potential improvements required:
o Arterial capacity and safety improvements
e Second river crossing

¢ Investment in walking and cycling infrastructure within Whakatane and to
other centres where viable (Awakeri, Taneatua)

W9 Matata - Infill

Increase in transport demand unlikely to be significant enough to warrant major
investment. May require some additional facilities to improve safety in local areas.

W11 Thornton dunes — Rural residential

Thornton Road is highly susceptible to inundation, sea level rise, and localised
flooding because of climate change and presents a significant resilience issue for
development on this corridor. Too far from main centres to support active transport
modes and not a large enough population base to support public transport
services. Thornton Road has areas with high-crash rates that will be exasperated
by growth in this corridor.

W12 Manawahe — Rural residential

W13 Ohiwa Harbour — Rural residential

Too far from main centres to support active transport modes and not a large
enough population base to support public transport services. Some roads not well
designed to cope with increased traffic (particularly heavy vehicles) and additional
development may require a significant increase investment to maintain safety and
reliability to an acceptable level of service.
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Whakatane and Peketahi bridges
Whakatane Bridge — Transport and Utility Services

The Whakatane Bridge serves as a vital transportation artery into the Whakatane township, providing essential utilities such
as water, telecommunications, gas, and power to residents and businesses. Despite its significance, the bridge has limited
capacity for traffic, is susceptible to natural hazards, and lacks alternative routes for utility connections or transportation.
These challenges are likely to impact the township’s growth and quality of life over time. As the Eastern Bay continues to
expand, so too will travel demands. Preliminary modelling predicts a 27%-36% increase in vehicle trips during the AM peak
by 2048, resulting in increasing delays during peak periods.

While land use management and various interventions can somewhat alleviate the expected demand, these measures alone
are insufficient to maintain acceptable service levels long-term. A major issue lies with the two primary roads connected to
the bridge—Landing Road and Hinemoa Street—which experience congestion during busy times, thus impeding traffic flow.
Expanding these roads is both costly and challenging and likely to create severance issues whilst transferring congestion
problems elsewhere in the network.

Resiliency remains another concern. According to the state highway resilience framework, the Whakatane bridge faces an
"extreme disruption state" from tsunami hazards and a high seismic risk from earthquakes (events that are low frequency
but have severe consequences). While these threats are significant, their infrequency means they might not manifest within
many lifetimes. The bridge's vulnerability to flooding from the Whakatane River, however, poses a more immediate risk, with
potentially damaging events occurring once every 100 years or less. Similar bridges have been severely impacted by
flooding in recent years.

Plans are underway to further investigate a solution to these constraints and risks. The Bay of Plenty Regional Land
Transport Plan 2024-2034 identified investigation into an additional Whakatane River crossing as the most important
transport project in the Eastern Bay.

State Highway 2, Peketahi Bridge, Whakatane

Peketahi Bridge, located on SH 2 between Awakeri and Taneatua, is a vital freight link for Gisborne, Opatiki, and Tauranga.
This single-lane, signal-controlled bridge over the Whakatane River is nearing the end of its lifespan. Deck replacement
work was done in 2016/17, requiring a three-month closure that added 25 km to journeys and increased heavy traffic near
Whakatane schools, causing significant congestion. The bridge frequently closes for maintenance or accidents, always
necessitating full route closures due to its single lane. These regular disruptions affect time-sensitive freight like kiwifruit,
dairy, and aquaculture, and heighten road network vulnerability. As growth happens, particularly east of the

Whakatane River, these issues will worsen. Bridge replacement is expected in the next decade.
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9.6

Energy networks

The Eastern Bay has both large and varied industries that require a large amount of energy resource and electricity
infrastructure, including manufacturing, commercial, forestry, horticulture and aquaculture. The region generates electricity
energy through both hydro and geothermal resources.

National and regional priorities are developing and facilitating a more reliable security of electricity supply, reducing reliance
on non-renewable energy, greater use and development of renewable energy sources, including small and community-scale
electricity generation and using energy more efficiently and conservatively. The National Policy Statement (NPS) on
renewable electricity generation recognises the national significance of renewable electricity generation and promotes the
development, upgrade, maintenance and operation of new and existing generation, so by 2025, 90% of New Zealand’s
electricity will come from renewable sources.

The Eastern Bay is unique in the geothermal and hydro resource that are utilised for energy production. An important
resource to the Eastern Bay is the Kawerau Geothermal System which forms part of the Taupd Volcanic Zone and extends
over an area of approximately 35 km? across Kawerau and Whakatane districts. The land over the Kawerau Geothermal
System is used for urban, industrial and rural (mainly pastoral farming) purposes. Northeast of the Kawerau township is a
large industrial area currently including the Norske Skog Tasman Mill and Oji Fibre Solutions (pulp and paper production),
Asaleo (manufacture of personal hygiene products), and Sequal Lumber (timber drying), all of which are supplied
geothermal energy to utilise the heat directly. Other surface land uses include the infrastructure associated with geothermal
development, wells, pipelines and geothermal power stations.'”

The transmission network in the Bay of Plenty consists of both high-capacity 220 kV and lower-capacity 110 kV circuits.
Electricity generation is concentrated in the eastern part of the region, particularly around Kawerau, while demand is higher
in the central areas, Whakatane and Opétiki. This results in a predominant east-to-west power flow, connecting major hydro
and geothermal generation to the North Island’s transmission backbone. With an increased demand in energy through a
growing economy and population, the growth pattern for the spatial plan will consider the location and functional constraints
associated with the development, operation and maintenance of electricity associated infrastructure.

7 Kawerau Geothermal System Management Plan 2018.
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The Bay of Plenty region and the wider New Zealand electricity generation transmission and distribution network is at risk
from supply disruptions and energy shortages. This can impact on communities’ ability to provide for their social, economic,
and cultural wellbeing.'® An example of networks at risk is the resiliency of the Edgecumbe sub-station. Transpower has
identified that the Edgecumbe substation is a vulnerable asset due to its critical service to local power networks and its
locational flood risk which requires essential resilience works."°

The Eastern Bay is currently serviced by Horizon Energy, which owns and operates the electricity distribution network, and
Transpower, the state-owned enterprise responsible for New Zealand’s high-voltage transmission network, known as the

National Grid.

Horizons Energy Networks have provided a high-level response?® to the feasibility of the residential, commercial/light
industrial and industrial development connections via the Horizons network.?! This response has been considered in table

13.

Table 13 Horizons Energy considerations

Rating Location

Unconstrained Minginui
Murupara
Taneatua

Energy network comments

The electricity networks are not constrained for residential land use at these locations.

Horizons expect an additional 0.6MVA to be available for connection of a commercial area at
Taneatua Road near Blue Rock quarry site.

Unconstrained Golf Links Road
area (Whakatane)

The networks supplying papakainga (near the golf course) can supply 150 residential dwelling,
and the feeder has the capacity to supply up to 1.9MVA, equivalent to 540 residential dwellings.

Further network upgrade is required to supply a scenario of 800 residential dwellings.

Opotiki district

There is a voltage constraint on Horizons 11kV networks supplying the wider Opétiki region
during the peak load period in the current network configuration.

Horizon is undergoing upgrade works of the upstream assets to allow more capacity for the
Opdtiki region via a new dual sub-transmission system expecting to be completed in 2027.

Hukutaia

Further upgrades of the 11kV will be required to support the load in the Hukutaia area

'8 Bay of Plenty Regional Policy Statement.

'® Transpower article on substations requiring resilience work, March 2023.
20 High-Level Response letter from Horizons Networks, 19 December 2024.
2" Comments are preliminary and based on a desktop-only study.
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Matata e The current electricity network supplying Matata is constrained during peak periods.

e Horizon has plans to develop a new 33/11kV substation at Manawahe to improve voltage
performance and allow more capacity in the Manawahe region in the later part of the Horizons
10-year plan.

e  The new substation would need to be brought forward should there be growth in Matata in the
next 10 years.

Awakeri e The current 11kV feeder supplying the sites in Awakeri can only support an additional load of
3.6 MVA.

e  Growth in Awakeri will require an upgrade of Horizon’s Awakeri 11kV feeder.

Constrained Te Teko e Horizon’s current electricity networks supplying Te Teko is at its capacity with minimal
headroom available.
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10 Medium List Summary Evaluation

This section outlines the results of the summary analysis for each of the identified medium list residential development
options. A series of workshops were held with Council technical staff to qualitatively assess the likely performance of each
development option, considering the infrastructure information currently available.

Table 14 Development option assessment categories

Suitable for further investigation and planning (or already in development) and no apparent major constraints

Suitable for further investigations and planning, subject to site conditions that could affect feasibility

Poor performance likely due to strategic factors, do not consider further

Critical issue exists, do not consider further

Table 15 Evaluation of Medium List Development Options

Option Area

Kawerau District

Summary
Outcome

Reason for rating

K1 Roy Stoneham
Park

Under
development

Roy Stoneham Park development (104 lot subdivision) will proceed over next five years by Kawerau
District Council. This development is already underway with a plan change completed.

K2 Hardie /
Beattie Ave area

Area is already zoned Residential and may be developed subject to funding requirements being met.
There are some known stormwater ponding issues that require resolution and is dependent on
landowner (Ngati Tiwharetoa), and availability of public funding.

Our Places — Scenarios and Development Options Report 69



Option Area

K3 Valley Road

Summary
Outcome

Reason for rating

Greenfield area with existing residential and rural lifestyle zoning. However, land remains undeveloped
due to many constraints, including topographical challenges and many archaeological sites that may
be sensitive to change.

K4 Kawerau town
infill

There is interest in developing smaller sections and infill housing in Kawerau, however, infill
development will be dependent on individual landowners and market demand. There is infrastructure
capacity in existing three waters systems to accommodate infill.

K5 Western rural
area

01 Hukutaia

Opotiki District

Rural residential development would not provide bulk development capacity or contribute to staged
development needs. Existing rural activities would likely contribute to reverse sensitivity effects with
residential development. The western rural area is iwi-owned land that is being farmed — there are no
plans for rural residential development.

Hukutaia has sufficient capacity in the long term. A plan change to rezone the area is underway to
open the area for development. Infrastructure investment through private or public funding will allow
development to progress.

02 Waiotahe/

Waiotahe has limited capacity in the long term but can meet some of the short-term housing demand.

urban density

The Drifts Development is subject to market drivers and landowner willingness to develop. Affordability of
infrastructure to service housing is considered less viable compared to other rural areas.
03 Tablelands — Tablelands is not a viable option for greenfield development due to distance from the Op6tiki township.

The area also has highly productive horticulture land with Class 2 soils which are to be protected from
inappropriate subdivision, use and development.

04 Paerata Ridge -
urban

Paerata Ridge is not a viable option for greenfield development due to topographical constraints and
natural hazard risk (landslips). The area also has highly productive horticulture land with Land Use
Class 2 soils which are to be protected from inappropriate subdivision, use and development.

05 Opatiki town infill

Opoatiki township has space for infill development, however, due to natural hazard risks, (flooding)
development is constrained and managed through the district plan on a case-by-case basis. Limited
capability for intensive growth within the township and not suitable for large scale intensification and
infill.
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Option Area

03 Tablelands — rural
residential

Summary
Outcome

Reason for rating

Tablelands is not a viable option for greenfield development due to distance from the Op6tiki township.
The area also has highly productive horticulture land with Class 2 soils which are to be protected from
inappropriate subdivision, use and development. There are many HAIL sites in this area.

04 Paerata Ridge —
rural residential

Paerata Ridge is not a viable option for rural residential development due to topographical constraints
and natural hazard risk (landslips). Rural residential growth does not support active modes of transport
and may require upgrades to the rural transport network increase operating costs. The area has highly
productive horticulture land with Land Use Classification 2 soils which are to be protected from
inappropriate subdivision, use and development. Due to development constraints, it is only an option
for supplementary rural residential growth (e.g., low yield) to provide housing location choice.

06 Ohiwa - rural
residential

W1 Awakeri — new
urban

Whakatane District

There is limited capacity for rural residential growth in Ohiwa which could occur on the eastern side of
the ridge. However, the population density required to support local services would be too low thereby
increasing vehicle traffic on SH 2. Growth here could lead to upgrades to the rural transport network
and increasing overall operating costs.

Concentrated growth in a single location midway point between Whakatane and Kawerau supports
greater range of local services and reduces travel. It also makes the provision of active modes and
public transport more viable.

Over the long term, a new large scale development area in the Whakatane district can increase the
district’s overall resiliency by reducing reliance on Whakatane township as the main development
focus area. Due to a lack of existing infrastructure, the challenge will be to funding and ensuring
staging of development and provision of infrastructure at the right time and affordably.

W2 Te Teko — new
urban

The Te Teko location relies on engineered flood mitigations which would expose large scale
development to residual risk from overdesign events. Concentrated growth in a single location close to
Kawerau supports greater range of local services and reduces travel. It also makes the provision of
active modes and public transport more viable. Due to a lack of existing infrastructure, the challenge
will be to ensure the staging of development and provision of infrastructure must be managed well so
development does not significantly lag. Existing social issues may also preclude development interest.
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Option Area

W3 Matata — new
urban (east of

Summary
Outcome

Reason for rating

Matata has good connections to the Western Bay of Plenty, Kawerau and Whakatane. There are no
Highly Productive Land constraints. A process is already underway to provide wastewater

village) infrastructure. Some land is owned by Maori land trusts which could provide for an opportunity but
requires additional discussions.

W7 Whakatane town Low lying land between Landing/Domain Roads and river cannot be developed due to flood risk and

infill (excluding . other areas of the township are affected by residual risk. The district plan has been enabling but the

Kopeopeo) market to date has not delivered medium/high density development.

W8 Whakatane town This area in Whakatane township is not encumbered by the same flood risk as the rest of the

(Kopeopeo) infill

community. There is capacity to intensify and deliver additional dwellings in Kopeopeo, and this is a
more affordable infrastructure option. The current district plan settings are enabling; however,
development is subject to landowner interest and could not meet the total projected demand.

W9 Matata infill

Matata has good connections to Western Bay, Kawerau and Whakatane. There are many large
sections that can be intensified and there is no flooding risk. There is a process already underway to
provide wastewater infrastructure to support infill and further development (east). The infill would avoid
known natural hazards.

W10 Ohope Beach
infill

Ohope is a high demand residential location due to the environmental amenity of the coastal area.
There are substantial constraints from flood hazards and coastal inundation that preclude much
development taking place. Appropriate natural hazard protocols need to be applied, and the coastal
erosion and inundation data is being updated currently. Where appropriate, additional densities should
be enabled for infill and intensification purposes.

Natural hazard mapping is under review, and there is unlikely to be substantial capacity to infill or
intensify in this area. No estimate of household yield is made due to uncertainty of natural hazards.

W11 Thornton dunes
rural residential

Roading network will need to be upgraded, and new three waters infrastructure will be required.
Attractive location close to Whakatane. Some Maori owned land on dunes which has potential to
become papakainga.

W12 Manawahe rural
residential

Manawahe is located some distance from the urban areas. Roading upgrades will be needed.
Development scale will be limited due to highly productive land constraints. All new dwellings will need
to be self-sufficient in terms of Three Waters.
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Option Area

Summary
Outcome

Reason for rating

W13 Ohiwa Harbour
rural residential

Some distance from urban areas. Roading upgrades will be needed. Development potential is limited
due to overlays and constraints currently in place to protect an environment of significance.

W6 Murupara

There is potential for a small amount of infill development, and for greenfield development to the south
of the village, to accommodate the aspiration for 300 dwellings at Murupara. Upgrades to water and
wastewater infrastructure would be required to accommodate this.

W4 Taneatua

There is potential for some growth at Taneatua. Water and wastewater infrastructure would need to be
upgraded to accommodate growth. Further consideration of river flooding is required before
determining the appropriate level of development in this area. Fluvial river flooding considerations limit
stormwater management options and some flood management work may be required.

While initially considered suitable for shortlisting, further information on natural hazards renders
Taneatua unsuitable. A risk assessment may inform future decisions on development in this location.

W5 Minginui

There are large sections and there is capacity for infill or expansion of the village. Council has no
Three Waters infrastructure in the township currently.
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Step 3: Short List Development Options

Based on the assessment of supply and demand in this report, in all time periods projected demand for residential land is
projected to exceed planned supply across the sub-region. There is a need for additional commercial business land, and to
rezone land to provide for additional industrial supply around Opétiki township and east along the coast. New greenfield
development areas are necessary to meet the scale of projected demand and provide certainty of supply over time. Where
this can happen is constrained by natural hazards, land ownership and existing uses. Infill, papakainga, and rural residential
developments will contribute to supply, but the quantum and timing are currently unknown. Papakainga development and
Maori-led housing could be a much larger proportion of the housing mix in the coming decades, and the scale of its
successful delivery could affect timing of demand for conventional housing.

Based on the evaluation of the medium list development options, a short list of development options was developed
(Figure 22). These options were assessed as being suitable for additional residential growth with ongoing avoidance and
management of natural hazards.?? There are infrastructure and funding requirements associated with all development
options.

22 Note, whilst Taneatua is indicated on the shortlist map it was subsequently ruled out for flood risk reasons.
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Figure 22: Short list development options
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Step 4: Spatial Scenario Analysis

The next step in the process involved a high-level spatial scenario analysis which explored and evaluated different land use
options and assessed their implications for various aspects of urban sustainability, such as environmental quality,
infrastructure, and economic development.

Three high-level strategic scenarios were created to support discussions on how we could accommodate current and future
housing and business needs. By exploring different pathways, scenario analysis can help the community, stakeholders and
decision-makers understand the potential consequences of choices.

The evaluation included comparing the strengths and weaknesses of each scenario and determining which ones are most
aligned with the spatial plan goals. It also included evaluating the tradeoffs of different growth patterns and measuring the
potential implications of long-term growth on infrastructure provision, the environment, cultural and social values to help
guide decision making around a preferred future spatial development pattern and a development strategy required to
achieve that spatial form.

The three strategic scenarios were developed based on several assumptions including:

o All scenarios have a single, consistent evaluation year (2053), equivalent to 30 years forecast growth.
o All scenarios use a consistent analysis of environmental characteristics and constraints.

o All scenarios assume infill development within townships is not seen as a large-scale source of housing supply. This is
because some townships are affected by the residual risks posed by river systems, climate change and/or natural
hazards and, overall, there is not likely to be enough space to fit in all the houses we would need, although, Kawerau
is the exception as it is not constrained broadly by natural hazards related to flooding. While there has been some infill
over time and this is expected to continue, it is unlikely to be at a scale to meet demand.

o All scenarios assume the enablement of Papakainga and other housing developments on Maori land to enable
whanau to live and work, and be connected to their whenua, resources and tikanga. It has potential to become a much
larger overall component of the Eastern Bay’s housing supply.

Final



o Some communities are planned to grow in all scenarios because these aspirations have been clearly expressed by
project partners and some are already in various stages of planning.

" Kawerau: Stoneham Park Residential Development

. Opotiki: Hukutaia Growth Area will happen. It has been consulted on before and planning is well underway.

. Whakatane:

Plan Change 8: Making Room to Grow (Huna Road:175-plus dwellings) may be approved for development.
Minginui: Assumed to grow by around 50 plus dwellings.

Murupara: Assumed to grow by around 300 plus dwellings.

Matata: A minimum of 100 plus new dwellings enabled, but this could be much more if a larger wastewater
treatment service can be provided

O O O O
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Figure 23: Strategic scenarios for future growth
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Scenario 2

Un-serviced rural residential focus

Enable demand for housing to shift
into rural locations, with a relaxed
regulatory approach {and avoiding
highly productive land and areas prone
to natural hazards).

There would be a high level of rural

residential development. Over time this
could encourage a high level of infill
and intensification of townships and
villages.

Scenario 3




12.1

How the scenarios perform against the Spatial Plan goals

To arrive at a preferred scenario, each scenario was evaluated against the spatial plan goals. This assessment shows that
Scenario 1 could perform the strongest. Each scenario will have different costs and benefits in the short and long term and
all scenarios come with trade-offs and a need for careful and well-considered implementation to avoid, mitigate and remedy
possible effects.

On balance of factors, Scenario 1 is considered to have the best alignment with the goals. This is because new urban
development areas can be designed to high environmental standards, meeting housing needs locally will support economic
development, and Councils can require provision of diverse housing supply to better meet demographic needs in the sub-
region. Scenario 2 is likely to erode the rural economic sector over time due to reverse sensitivity, and Scenario 3 would
constrain economic development opportunities in the sub-region.

Table 16 Performance of strategic scenarios against Outcomes Framework Goals

Goals we want to

achieve

Scenario 1. Resilient greenfield
areas [preferred scenario]

Scenario 3. Growth outside the district

Scenario 2. Unserviced rural
residential focus

economy providing
jobs and purpose
for our people

employment growth in the Eastern Bay.
Greenfield urban development can
avoid and manage conflicts between
land uses.

Healthy and Greenfield areas offer the opportunity | Environmental impacts from spread Less development and less environmental
healing to design from the ground up. A out development pattern mean this means this option could perform better in the
compact, high-quality design can lead | option would perform worse than Eastern Bay but would shift impacts into
to good environmental performance Scenario 1. other locations.
and improve resilience to climate
change and natural hazards.
Sustainable, Housing needs can be met locally, and | Reverse sensitivity impacts from rural | Not providing housing locally would constrain
diversified this can support economic / residential uses that are broadly economic growth over the long term and not

spread through the sub-region can
erode rurally based economic activities
that are a critical part of the Eastern

lead to improved economic opportunities as
housing remains a constraining factor.

Bay’s economy.
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Goals we want to
achieve

Scenario 1. Resilient greenfield

areas [preferred scenario]

Scenario 2. Unserviced rural
residential focus

Scenario 3. Growth outside the district

Connected,
thriving, resilient
people,
communities and
places that reflect
our history and

Scenario 1 is the most likely to meet
housing needs locally in the Eastern
Bay and offers housing choices that
better meet demographic needs and
offer more affordable options. Councils
can directly influence housing supply

New development would spread into
the rural areas meaning that
community facilities become harder to
provide (less efficient). There could be
broad scale visual impacts on the rural
landscape, and housing types would

Housing would become increasingly harder
to come by so people would need to move
outside of the sub-region because there is no
choice. Communities could be less thriving or
socially well-connected over time.

aspirations outcomes in this scenario. Expanding | not meet demographic housing needs
smaller villages would change their or provide more affordable choices.
sense of place and character.
12.2  Main infrastructure implications of scenarios

In all circumstances, enabling new development requires infrastructure investment. The three scenarios have been broadly
evaluated considering three water systems, transport, community facilities, and constraints of climate change and natural

hazards.

Table 17 Infrastructure implications for strategic scenarios

Scenario 1

Resilient greenfield
areas

(Preferred scenario)

80

payers, and builders.

could take longer.

¢ New greenfield areas would require investment into three waters services, resilience measures (including flood
management planning), transportation network changes and community facilities from councils, developers, rate

e There is already infrastructure planning underway in Matata for a new wastewater treatment plant and to enable
Hukutaia. This makes Matata a quicker opportunity than a completely new development area around Awakeri which

e The scale of development at Matata will be limited by the feasible design of the planned wastewater treatment plant
and the extent of natural hazards. If a large scale treated effluent disposal field is not secured for the Matata
wastewater treatment plant, then this could limit expansion to around 100-250 new dwelling units. The implication
would be that the Awakeri greenfield area would need to be planned to be much larger and need to be done sooner.
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Scenario 2 or 3 . In scenario 2 and 3, infill and intensification of the townships would take place to the extent natural hazards would

Substantial infill and

permit. Kawerau district has sufficient three waters network capacity to accommodate projected population growth,

intensification of but Whakatane or Opétiki townships could eventually need to upgrade three waters networks depending on the
Whakatane or degree of changes.

Opatiki townships e Transport network changes would be required to support intensification of these townships, particularly in
(Scenario 2 or 3) Whakatane, which could require investment into urban road improvements and for active modes.

e Because infill in Whakatane or Opétiki townships possibly raises exposure to natural hazard risk, there could be
added mitigations and costs needed to manage risks to existing communities beyond those already required.

Scenario 2 e Transport network level of services would become more costly as more households rely on the smaller rural roads,
Unserviced rural and public transport services would become less feasible to deliver cost effectively.

residential e  While the scenario would mean less costs for local councils to provide three waters services, costs for on-site water

13

and wastewater systems are placed on builders/homeowners instead of onto councils.

e  With increased reliance on tanked water for rural residential dwellings, this may increase exposure to climate change
risks.

Step 5: Development of a new future scenario

The scenario planning process developed the three growth scenarios to be contrasting and to explore different ways of
meeting demand for development. Community engagement was undertaken during October—November 2024, asking
Eastern Bay communities for feedback on the three scenarios and generally about housing and business growth in the
Eastern Bay over the next 30 years. A total of 38 responses were received specifically on the scenarios. The feedback
included diverse perspectives, emphasising the need to consider the effects of climate change, balanced development,
improved infrastructure and environmental sustainability. New land areas were also requested by submitters for
consideration.

The Spatial Plan Engagement Summary Report provides a summary of the feedback received and the spatial plan
response. This report is included as Appendix 3.

The community engagement feedback, along with additional natural hazard information, informed the reassessment of the
shortlisted development options and the development of an updated set of assessment principles. The updated principles,
the reassessed short list development options and the new land areas requested by submitters were included in a

Multi Criteria Analysis as part of the on-going assessment process to develop a new scenario.
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13.1 Additional natural hazards information

Climate change mitigation and adaptation is an increasing focus for many territorial authorities. Whakatane District Council
is progressing a district climate change risk assessment, while other flood asset-led catchment management processes
(e.g., Bay of Plenty Regional Council River Scheme Sustainability Project) are underway for vulnerable communities,
including Edgecumbe and Opétiki areas. Iwi and hapu are also turning their minds to local adaptation and iwi spatial
planning processes to consider community-led responses to a changing climate.

Workshops with Council partners on climate resilience and flooding, with the benefit of further information, suggested that
reconsideration of some locations for growth may be appropriate. As it relates to the short list development options and the
three strategic scenarios, the key focus areas are the townships of Opotiki, Whakatane, Kawerau and future growth areas in
Taneatua, Awakeri, Matata and Hukutaia. The outcomes of the workshops are summarised in Table 18.

Table 18 Locations with updated natural hazard considerations

Location ‘ Comments and recommendations

Opatiki township

A question remains on the appropriate basis for determining whether infill areas can accommodate future growth,
which is currently enabled and managed through the district plan. Opdtiki District Council has opted to undertake a
natural hazard risk assessment before determining the appropriate level of growth in the township.

Whakatane township

There is opportunity for limited infill in Kopeopeo (and similarly elevated areas) within the Whakatane township.
There is an existing flood risk in the remainer of the township as highlighted by draft evacuation planning mapping.

A precautionary approach to development is recommended that avoids enabling large-scale growth that is not
already enabled by the district plan and promotes that a natural hazard risk assessment should be undertaken to
inform future planning initiatives including resilience planning.

Kawerau Kawerau would benefit from stormwater flood modelling to identify floodable areas which can be used to inform
locations for future infill opportunities.

Taneatua There is an identified flood risk in Taneatua. A precautionary approach to development is recommended to avoid any
large-scale growth that is not already enabled by the district plan and that a natural hazard risk assessment should
be undertaken to inform any future planning initiatives including resilience planning.
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Location

Comments and recommendations

Awakeri There are constraints to stormwater for new development in Awakeri in the immediate area and in the downstream
environment. The flood and drainage scheme will need to provide an agreed level of service that will need to be
affordable for the community in the long term. Stormwater management needs to be included through master
planning processes for urban growth in Awakeri.

Matata Stormwater management needs to be included through master planning processes for urban growth in Matata.

Hukutaia Stormwater management needs to be is included through master planning processes for urban growth in Hukutaia.

13.2 Updated assessment principles

Following community engagement, the decision-making assessment principles (Section 8.1 and Section 9.1) were updated
to help make decisions on the engagement feedback and technical work, and to inform the development of the Spatial Plan
and its implementation plan. These updated principles are a compilation of existing principles used throughout the scenarios
and development options process to assess development suitability and additional principles to address gaps identified by
the engagement feedback received. They were approved by the Project Governance Group.

The updated principles are listed below:

1

First, consider locations where there are existing settlements and infrastructure before contemplating new growth
areas and infrastructure.

Avoid locations where natural hazard risk (including residual risk) and effects of climate change cannot be practicably
and equitably managed.

Urban development should have good connections or access to employment, services and schools, and have
affordable community infrastructure to support community wellbeing.

Avoid and mitigate impacts on natural areas to protect and conserve.
Protect culturally significant areas from development.

Minimise urban development on Highly Productive Land and ensure no rural residential development on Highly
Productive Land (excluding papakainga).

Enable and support iwi’/hapu to use their land for their aspirations and unlock opportunities.

Cost of infrastructure is feasible and affordable.
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10
11
12
13
14
15
16

17
18
19

Enable a certainty of zoned and serviced land supply for residential and business purposes for a thirty-year period.

Locations that enable residential development and economic development opportunities are preferred.
Consider the changing needs of housing types due to shifts in demographics.

A settlement pattern that supports achievement of net zero gas emissions by 2050.

Community wellbeing outcomes can be supported by great placemaking.

Protection of existing land uses from reverse sensitivity effects.

Providing for an appropriate scale and design of urban developments for growth locations.

Integrating urban services (three-waters and transport) with funding and the sequence of land release for
development.

Existing infrastructure upgrades to support community resiliency and future growth.
Incorporating Maori design principles into urban growth areas and neighbourhood regeneration projects.

Incorporating adaptive and environmentally sustainable development practices into growth areas.
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13.3 List of development options to be reconsidered in creating a new scenario

The shortlisted development options and new land areas requested as part of the community engagement feedback have
been reviewed. Refer to Table 14 for the development option assessment categories.

Table 19 Development options reconsidered post engagement

Development options Reassessment following community engagement

Matata Review the scale of development suitability, considering that 1,500 additional homes were not supported

in engagement feedback. Review affordability of delivering infrastructure, particularly the planned
wastewater treatment plant, and resultant feasibility of development. These are interlinked with the scale of
development.

Awakeri The timing of development could be sooner and the scale larger than initially thought, considering a
smaller scale of development in Matata. It will be important that the physical location of the flood scheme
and flood risk limitations are considered at the early planning stages to ensure that regionally important
infrastructure (like the flood scheme) is protected and affordable, and flood risk to the community is not

increased.
Whakatane township (excluding The potential for intensification is limited by flood risk and other natural hazard constraints and
Kopeopeo) intensification (e.g., new houses in existing areas) has not been delivered at scale by the market to date

and is not expected to be delivered at scale in the short to medium term. Evacuation mapping indicates
that many parts of Whakatane (with exception of Kopeopeo and some other elevated locations) could be
affected by a breach of the stopbank, indicating that more housing at these locations is not a good idea.

Opotiki township Further investigation has highlighted issues relating to existing flood risk, as well as residual risk that has
the potential to pose risks to the safety of the community and affect the suitability of additional
intensification or infill development.

Taneatua Further information about flood hazards has identified the need for a precautionary approach to enabling
greenfield development in this location until natural hazard risks are assessed and risk management
decisions are made.

Edgecumbe The natural hazard risk means additional development is not appropriate in the Edgecumbe township.

Rural residential areas Consider identifying locations to avoid, due to highly productive land and reverse sensitivity effects and
consider areas that may be promoted for this type of development.

Hukutaia Greenfield development - retained without changes.
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Development options

Reassessment following community engagement

Kawerau

Infill or intensification - retained without changes.

Whakatane township -Kopeopeo

Infill or intensification — retained without changes.

Putauaki — industrial and business

Additional industrial/business land retained without change.

Whakatane town — commercial

Commercial development - retained without change.

Opaotiki and East Coast locations for
iwi commercial aspirations

Retained without change.

Iwi aspirations for housing
development

Continue to work with Iwi partners to clarify their aspirations and incorporate these into the plan. Ensure
support for papakainga to be enabled on Maori land.

Iwi led housing in Minginui and
Murupara

Retained without change.

13.4 New land areas proposed through community engagement

Table 20 New land areas considered as development options

Location ‘ Description

Whenua Maori West of Coastlands

Located between Coastlands, Whakatane golf course and the Whakatane Airport. Approximately 188 ha
across four land parcels — Maori freehold land and freehold title.

Keepa Road, Whakatane

Investigate potential for housing development. Currently rural zone. No land parcel identified. General
area adjacent to the road.

Maori freeholq land to east of the
Charter Club Ohope

Investigate potential for housing development. Land adjacent to 270 Pohutukawa Road and 58 Wainui
Road Ohope.

Maori freehold land on
Ngati Awa Farm

Investigate potential for housing development.

Maraetotara Valley in Ohope

Investigate potential for housing development. No land parcel identified. General area adjacent to the
road.

Baird Road and River Flats, Opotiki

Land proposed for industrial and commercial use near the western side of Opatiki township.
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20 Dunlop Road in Opétiki Land proposed for mixed use development.
(mixed use development)

Evans Park, Murupara Land area proposed for iwi-led housing development projects and Papakainga.
(Ngati Manawa)

Minginui and Te Whaiti Involvement with Te Rinanga o Ngati Whare in aspirations for growth in Minginui.

Rangitaiki Parish 31P 3F, Awakeri 406 White Pine Bush Road. Hapi members seek to understand the feasibility of developing Maori housing
as part of the proposed growth area in Awakeri.

Paroa Road area Hapl members seek rezoning to allow Ngai Te Rangihouhiri Il and Ngati Hikakino whanau and lands

(West of Whakatane township) trusts to develop whenua in Te Paroa.

Thornton Dunes Located close to Whakatane. Some Maori owned land on dunes which has potential to become
papakainga.

13.5  Multi Criteria Analysis

From the feedback received through community engagement, Scenario 1 was generally considered to be the most
appropriate option. This scenario was used as the ‘base’ for the development of a new scenario that would inform the spatial
plan. To assess the shortlist development options (table 18) and the new land areas proposed for investigation (table 19) a
Multi-Criteria Analysis (MCA) was undertaken. The MCA informs decision making but should not be used solely to provide
definitive answers about the best alternative or option (that is, MCA is a tool that supports decision making, but it does not
make decisions).

The MCA is included in Appendix 5. The updated assessment principles (section 12.2) have informed the range of
measures and evaluation criteria used in the MCA. The evaluation was informed by a range of information, data, and
analysis, including:

o Analysis of development capacity (including indicative feasibility)
o Analysis of environmental and land-use constraints
o Analysis of the available capacity of three waters infrastructure, social infrastructure

. Analysis of accessibility to employment, education, services, and transport networks

The scoring of the development options in the MCA reflects the initial assessment made against each evaluation criteria.
Even though the ranking of one option may be high based on its performance across all the criteria, it does not necessarily
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mean that the option is preferred over others because it may have scored low on other specific assessment criteria that is
considered more important i.e., natural hazards considerations.

14 New Scenario for the Spatial Plan

The engagement feedback on the three strategic scenarios in addition to natural hazard information, updated assessment
principles, and an MCA of the refined short list development options and proposed new areas for investigation, have all
helped to inform the development of a new scenario. The new scenario is an important input to the Spatial Plan because it
communicates the growth plan. Where there are discrepancies between this report and the spatial plan, the spatial plan
information will be considered the most up to date and correct.

As with all forward-looking statements, there is a great degree of uncertainty, especially from dynamic influences, like
immigration rates or macro-economic trends. Where unit yields are indicated in the scenario, these are subject to additional
feasibility investigations and are likely to change. They may also change as the draft Spatial Plan is prepared, as additional
analysis is conducted in relation to the latest population statistics.

14 .1 Central Urban Corridor

Most urban growth and economic activity are expected to take place in the central urban corridor (see Figure 24). These
places are highly interconnected for schooling, employment, and residential activities.

Table 21 Development locations for the preferred new scenario

Critical pre-requisites

Awakeri By 2055... Awakeri develops into a small town with commercial services e Development feasibility
catering mainly to local needs and employment. More than 2,000
dwelling units have been developed with a mix of stand-alone and multi-

unit types. Beyond 2055, Awakeri could continue to expand and become
a new town in the Eastern Bay. e Structure plan and District Plan change

¢ Integrated catchment management plan and
development masterplan

New parks and open spaces have been established through a master e Secured funding

planning approagr_\ _to development that integrates with local stgrmwater e State highway access improvements
management facilities. The school has grown to meet roll requirements, )
and there are good bus options to other schools in the district. » Water supply and wastewater services
Connections to Whakatane township, Kawerau and other local

employment opportunities are provided by road and public transport. The
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intersection of SH 2 and SH 30 places Awakeri at the centre of many
places.

Ngai Te Rangihouhiri Il and Ngati Hikakino supported the interest of hapu
members who are part of the Kiwinui Trust, in developing Maori housing
on Rangitaiki Parish 31P 3F in context of Awakeri in the vicinity of the
town.

Ngati Awa Group Holdings has also supported growth in Awakeri and
noted that they will be willing to support Ngati Awa Land Trusts interested
in development.

Critical pre-requisites

Whenua Maori
West of
Coastlands

By 2055... this area could remain in its current state or be developed into
a multitude of options from commercial and educational opportunities to
residential leasehold and papakainga developments. At nearly 190 ha,
the area represents a strategic opportunity for housing and
socio-economic activities. A vision for these future uses would need to be
led by iwi and hapl to promote a change from the current undeveloped
state.

For example, at a lower residential density, the site could possibly
accommodate 600 houses as well as social or commercial uses
(depending on site conditions and many other factors). As another
example, with an urban density and fully reticulated water services, it
could possibly support two to three times this number of houses.

While a higher housing yield could possibly be achieved, the lower
density recognises that the land tenure is Maori freehold land, and a
leasehold based development model (which is likely on this land tenure)
would limit the interest of the broader market.

The Maori freehold land belongs to members
of Ngai Taiwhakaea hapd who would require
strict environmental controls and would
oppose anything which may cause further
adverse effects to their whenua, awa and
moana. It is likely that where development
“potentially” occurs on Maori freehold land led
by Land Trusts it will be opposed by

Ngai Taiwhakaea hapd.

The first step must include creating a hapi
approved approach to development,
development feasibility investigation, site
specific natural hazards risks and mitigations
assessment (e.g. tsunami).

A masterplan by Land Trusts and hapu would
need to be undertaken to inform a district
plan change and structure plan to enable
development of this area, and to confirm the
intended development proposal,
infrastructure approach, and the related
funding proposal.

There would be specific planning and
infrastructure pre-conditions, and funding
requirements, identified through the
masterplan.
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Critical pre-requisites

e The district plan could apply a Future Urban
Zone.

Matata By 2055.... Matata has experienced some growth. Development occurs e  Currently, Matata is on septic tanks and
within the areas of the community presently zoned residential. Growth growth depends on the ability to treat and
has been slow and steady. dispose of wastewater. A stand-alone
Matata’s future will be influenced by population growth driven by nearby wastewater treatment plant with land-based
employment hubs. Increased activity in the Putauaki Industrial Area in disposal is required to enable new housing.
Kawerau, business development at Rangiuru (east of Papamoa), and The wastewater treatment plant is not a fully
continued growth within Whakatane township are expected to create new funded activity.
employment opportunities within a reasonable commuting distance. This e A structure plan should be undertaken for the
will likely attract new residents to Matata, reinforcing the need for a vacant areas of existing residential zoned
coordinated and sustainable approach to township development. land east of Pollen Street, once a wastewater
The residential zone in the Operative District Plan for Matata is larger treatment plant receives a resource consent.
than the current developed urban footprint. Subject to the development of o At the same time as the structure plan,

a reticulated wastewater system, the town is anticipated to grow from address changes in character and additional
approximately 260 homes in 2025 to 600-700 homes. This is expected to infrastructure requirements, by conducting a
happen through a mixture of infill, subdivision of existing residential levels of service review for the community to
properties, and new development on residentially zoned land east of address impacts on existing infrastructure
Pollen Street. This will occur over the long term of 10-30 years. and facilities from planned development.
Additional to the existing capacity provided for in the Operative District e The district plan will need to recognise a
Plan, there is elevated land suitable for future new growth further east of Future Urban Zone that encompasses land
the existing residential zone. This area could accommodate another beyond the existing residential zoned areas
700-800 homes and should be preserved for future urban development east of Pollen Street. Before this area could
consideration by avoiding low density residential uses. be developed, it should first require the
Ngati Rangitihi and Ngai Te Rangihouhiri Il have a strong desire for existing residential zoned capacity to be
Papakainga development. Ngati Rangihouhiri also has an interest in taken up within the community and additional
developing a cultural base on their land blocks in the East of Matata. wastewater treatment plant capacity to be
funded, followed by a masterplan led by both
iwi and Council.
e As part of the structure plan and ahead of any
zoning change, a site-specific natural hazards|
risks and mitigations assessment (e.g.,
tsunami) should be carried out.
e Understanding the work proposed to be
undertaken to re-channel Te Awa o Te Atua
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Critical pre-requisites

and the impact that may have on the current
town layout is a critical component of future
planning for the community.

Kawerau: By 2055... residential infill/intensification in Kawerau has been driven by e  District-wide stormwater flood modelling to

residential infill market demand supported by the ongoing growth of employment within inform review of the district plan, and

and Putauaki the community, especially with the expansion of Putauaki Industrial area. inclusion of flooding provisions to address the

Industrial area Kawerau district has limited opportunities for greenfield residential potential for infill / intensification in Kawerau.!
development. Increasing housing in the district will require infill or e Feasibility for infill development should be
intensification of the existing residential areas. There are also blocks of improved through the pending district plan
Maori-owned land in the residential area that provide opportunities for review process.

papakainga and Maori-led housing options.

The Putauaki Industrial area has been successfully developed as a green
industry and geothermal and bio energy hub. Kawerau is regarded as the
pre-eminent industrial activity area in the sub-region.

Opatiki township By 2055... within the township, in the short term, a controlled approach to e Infill and intensification within the township

infill is taken due to the flood risks present in the township increasing due will be considered on a case-by-case basis
to climate change. until a risk assessment and mitigations plan
In the medium to long-term, as risks and potential mitigations are clearly are prepared which make further

understood and implemented, the degree to which infill or intensification recommendations.

of the township can be supported may change. Also in this timeframe, the e  This would consider both the risk profile and
Hukutaia development area is expected to emerge as an important mitigation options, providing a

growth area adjacent to the township which provides a resilient option for recommendation about the best ways to keep
further development. people safe (e.g., through investment into

factors like flood warning systems, evacuation
planning, etc) based on consideration of
costs and benefits.

Hukutaia By 2055... Hukutaia develops into a vibrant new growth area with e District plan change / structure plan
capacity for around 2,000 dwelling units, local commercial services,

parks, and open spaces e All new infrastructure is dependent on new

Council budgets or external funding.
o Reticulated wastewater services are needed.

o New river crossing for water and wastewater
services.
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Critical pre-requisites

e A common approach to stormwater
management for the entire growth areas is
facilitated by Council.

Rural residential By 2055... careful consideration of highly productive lands has led to the e  Further investigation of areas that meet the
enablement loosening of rural residential development rules in selected locations performance criteria.
where performanc_e criteria can be achicl-:‘\{e.d. Zoning ir_1 these Iopations District plan change for rural residential areas
encourages sustainable land use, subdivision, and building design that meet perf iteri
: A ! performance criteria.
outcomes (such as off-grid or hybrid infrastructure solutions).
Development will be led by the market.
Rural residential performance criteria direct that this may take place in
areas away from unacceptable natural or man-made hazards and
protected natural areas, where it avoids highly productive lands and does
not cause reverse sensitivity constraints toward horticultural, agricultural,
industrial activities. And it should not cause transport infrastructure
maintenance and operating costs to rise, or network safety performance
to decrease.
Whakatane By 2055... The township remains the economic centre for the sub-region, e The district plan review should include a
Township and with increasing vibrancy of the town centre supporting a local and sub- natural hazard risk-based review of existing
Kopeopeo region wide catchment. Additional commercial land has been in the infill and intensification provisions throughout
vicinity of the township. the township, to mitigate risks from more
The focus for residential redevelopment and infill is areas of higher people living in areas susceptible to
elevation, like the Kopeopeo area, as these areas are more resilient to evacuation orders and hazard events.
flood hazards. This area sees a slow and steady pace of infill ¢ It also will re-examine the zoning provisions
redevelopment, including more side-by-side multi-unit developments and at Kopeopeo and other suitable areas (e.g.,
low-rise apartments that meet a need for smaller sized houses. While the town centre, Hillcrest/Appenzell, others as
there is some water and wastewater capacity to accommodate more may be determined) to ensure they are
development, stormwater management continues to be a limiting factor. sufficiently enabling for intensification and
In lower lying areas, Whakatane township has changed the district plan infill development.
to be more restrictive for infill and intensification in areas of town which
are more exposed to residual risk from overdesign flood events.
Te Teko By 2055... a risk-based approach enables development in areas where e«  Completion of flood mapping.
effective mitigations can ensure people’s safety or risk is : S ;
minimal. Te Teko is within the Rangitaiki Floodplain and major urban Argsgraesds\?visigple;;izg fmu:ttlrg]]::lons plan being
stopbanks run adjacent to the Rangitaiki River as a flood protection. prep
These assets provide for a specific level of service and are still prone to a
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Critical pre-requisites

risk of floodwater breaching the defence in a rainfall event that is greater
than the defence is designed for (residual risk). Te Teko is also located
downstream from the Matahina hydro-electric dam. While not highlighted
as an area for substantial growth through the Spatial Plan, there may be
opportunities for small scale developments to meet local demand for
housing.

recommendations about where and how
development could take place.

Taneatua The significant flooding event (2017) demonstrated the susceptibility of
Taneatua to flooding and a lack of safe evacuation routes. Flood
mapping of the area is pending.

Completion of flood mapping.

A risk assessment and mitigations plan are
prepared which make further
recommendations.

Development may bring forward need for
Peketahi Bridge renewal.

14.2 Rural Southern Corridor

The focus for this corridor is on iwi-led housing and economic regenerative opportunities particularly related to established
forestry and horticultural industries and new opportunities like water bottling. While the Spatial Plan captures some of the
associated aspirations for these lands, the main emphasis sits with iwi to provide leadership and direction for councils to

support.

Table 22 Rural Southern Corridor Iwi-led housing and economic regenerative opportunities

Critical pre-requisites

Minginui and By 2055.... an increase in Maori housing and papakainga provides
Te Whaiti opportunities for people of Ngati Whare descent to relocate to Maori
freehold land in Minginui and Te Whaiti. Marae and surrounding lands

of emergencies that may block the community from nearby townships.

Minginui grows sustainably, providing for the needs of whanau and
creating a central recreation area and access to essential services.
These areas and services remain accessible to the Te Whaiti
community. The development of infrastructure in Minginui reflects a
focus on self-sufficiency.

are prepared as an emergency civil defence hub for their people in case .

Development of a master plan led by
Te Rinanga o Ngati Whare and the
Minginui Village Incorporated Society.

Review the district plan to ensure it enables the
masterplan outcomes.
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Murupara By 2055... Murupara residents have worked towards their top priorities: e Assessment of the feasibility of land transfer of
hapori spaces, improvements to public facilities, and access to Evan’s Park, followed by a district plan
healthcare and improved safety on roads and addressing housing change
needs. Two main changes have been considered through the Spatial
Plan, being changing Evan’s Park into a residential zone and rezoning
land to reorient the central business area to the main road to service
the travelling public. More broadly, some of the areas zoned for
residential development have been taken up for new homes.

Cost-benefit and feasibility analysis and
engagement on shifting the commercial centre,
possibly followed by a district plan change for
commercial rezonings depending on the
outcome

e Finalise Murupara master plan.

e Infrastructure is expected to be delivered
through existing infrastructure renewals
programmes. Additional planning is required to
confirm.

14.3 Eastern Coastal Corridor

The focus of this corridor is on iwi-led economic development opportunities, particularly including growth within horticulture
and aquaculture industries. Papakainga and other Maori housing opportunities are supported outcomes. Te Kaha is the
primary local service centre.

Table 23 Eastern Coastal Corridor Iwi-led housing and economic regenerative opportunities

Critical pre-requisites

Te Kaha and By 2055... Additional industrial areas have developed in relation to ¢ District plan changes to recognise industrial
other coastal aquaculture / horticultural activities east of Opotiki township up the land uses and facilitate economic activities.
areas coast, including the Te Kaha area.

Papakainga and Maori-led housing has grown to meet iwi aspirations,
becoming a larger part of the overall housing mix.

14.4  Areas not being considered further as part of the preferred new scenario
Some areas were put forward earlier as part of the technical work or by submitters. These have been reviewed against up-

to-date natural hazards information. Due to natural hazards constraints, these areas are not being considered as places
where additional development capacity should be allocated in addition to what is already in the district plans.
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Table 24 Areas not being consi

Place

Ohope

dered further as part of the preferred new scenario

H Key constraining factor(s)

Ohope is a high demand residential location due to the environmental amenity of the coastal area. There are
substantial constraints from flood hazards and coastal inundation that preclude much development taking
place. Natural hazard mapping is under review, and there is unlikely to be substantial capacity to infill or
intensification in this area.

Edgecumbe

Edgecumbe is within the Rangitaiki Floodplain and major urban stopbanks run adjacent to the Rangitaiki River
as a flood protection measure for these settlements. These assets provide for a specific level of service and
are still prone to a risk of floodwater breaching the defence in a rainfall event that is greater than the defence is
designed for (residual risk). Edgecumbe is also located downstream from the Matahina hydro-electric dam. In
previous heavy rain events, floodwater has been pre-emptively released from the spill gates of the dam to
relieve the water pressure and lessen the impact of flooding upstream and downstream. The significant
flooding event (2017) demonstrated the susceptibility of the location.

Place

Keepa Road area and
Paroa Road area near to
Whakatane township

H Key constraining factor(s)

These areas are protected by stopbanks. These assets provide for a specific level of service and are still prone
to a risk of floodwater breaching the defence in a rainfall event that is greater than the defence is designed for
(residual risk).

Maori freehold land to east of
the Charter Club, Ohope

Moderate to high susceptibility to landslide from extreme rainfall. Some mitigation could be feasible and could
support development, although this would be limited. Land to the east of Maraetotara Stream is within a
floodplain. The area is partially located in low-lying area at the fringe of Pohutukawa Avenue and at the
entrance of Ohiwa Harbour, limiting yield potential.

Maraetotara Valley in Ohope

Moderate to high susceptibility to landslide from extreme rainfall. Some mitigation could be feasible and could
support development, although this would be limited. Land to the east of Maraetotara Stream is within a
floodplain. Road access is likely to be compromised due to flooding.

Paerata Ridge, near Opotiki
township

Paerata Ridge is not a viable option for greenfield development due to topographical constraints and natural
hazard risk (landslips). The area also has highly productive horticulture land with Land Use Class 2 soils which
are to be protected from inappropriate subdivision, use and development.

20 ha parcel across from
Dunlop Road, Opétiki, Lot 1
DP 7114

These sites are within the floodplain of Te Karaka and Kukumoa streams, exposed to river and stream flooding
and coastal inundation. Very low elevations above sea level.
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Baird Road, Opotiki

Any development decisions around the Baird Road area require a precautionary approach for industrial

development due to flood risk and wastewater treatment plant upgrades. Opotiki District Council will decide on

the best location to provide for future industrial growth within the wider area before a decision is made
regarding Baird Road.
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Figure 23: New scenario
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@ Residential greenfield development focus area
@ Residential infill/ intensification focus area
44y, Potential residential development focus area
@ Business or industrial development focus area

@ General indication of iwi-led economic focus area
along the coast
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15 Next steps

This report is a key evidence base for the Spatial Plan and associated implementation priorities. The Spatial Plan will aim to
support quality, well-functioning urban areas by identifying areas appropriate for future development and their related
infrastructure requirements. It will set the strategic direction for the spatial elements of the sub-region and actively manage
growth through integrated planning, strong partnerships, and associated implementation of an action plan.

The preferred new scenario for the spatial plan will need to be underpinned and promoted by a range of important
mechanisms:

o Comprehensive investment in core infrastructure. It is important that this investment is signalled in advance and that
planning and provision is aligned with land use decisions. Collaborative planning undertaken when developing
infrastructure strategies and transport plans will be the mechanism to address and resolve any potential misalignment
of investments.

¢ A strong focus on implementation, supported by local area development planning in close collaboration with local
communities and relevant iwi to masterplan locations earmarked for change.

e Regular monitoring and reporting of population changes and land supply (e.g., during revisions to the Spatial Plan,

and in Long Term Plans and infrastructure planning activities) is needed. This can enable adaptable implementation of
funding and infrastructure programmes to ensure investment can slow down or speed up to keep pace with demand.
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Appendix 1

Eastern Bay of Plenty Housing and Business
Needs Research, MRCagney (NZ) Ltd (2023)
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Appendix 2

Three Waters Infrastructure — Eastern Bay
Spatial Plan Stage 2 report, CKL (2025)
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Appendix 3

Our Places Eastern Bay Spatial Plan Engagement
Summary Report (2025)
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Appendix 4

Eastern Bay Spatial Plan Transport analysis,
Beca (2024)
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Sensitivity: General

Network Assumptions

The Second Round Modelling Responds to Two Questions:

* Bridge Intervention: an additional model run with only the bridge intervention to isolate its effects.

* Mode Share Breakdown: Add a breakout of mode share for trips to Whakatane CBD, Opotiki CBD, and Kawerau
CBD. This will help us tailor considerations for each area.
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Bridge Intervention Results
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Sensitivity: General

Mode Share Results
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Sensitivity: General

Mode Share Results
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Sensitivity: General

Mode Share Results
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Appendix 5

Multi criteria analysis (2025)

























1 = District Plan enabled, but dependent on developer/landowner interest
0 = District Plan enabled, but no developer/landowner interest

-1 = Not District Plan enabled, but some developer/landowner interest

-2 = Not District Plan enabled, no developer/landowner interest

2 = District Plan enabled, with existing developer/landowner interest
1 = District Plan enabled, but dependent on developer/landowner interest

23 | Is there opportunity to deliver diverse housing typology to 0 = District Plan enabled, but no developer/landowner interest
accommodate changing demographics. -1 = District Plan enabled, but some developer/landowner interest
-2 = Not District Plan enabled, no developer/landowner interest
2 = District Plan enabled, with existing developer/landowner interest
e there aEesRy e et e R e 1 = District Plan enabled, but dependent on developer/landowner interest
24 0 = District Plan enabled, but no developer/landowner interest

village/communities?

-1 = District Plan enabled, but some developer/landowner interest
-2 = Not District Plan enabled, no developer/landowner interest

25

The location provides a variety of high-quality recreational
and community facilities to address diverse needs and
preferences of the community.

2 =Wide variety of high-quality facilities
1 =Some variety of quality facilities

0 = Limited facilities

-1 = Few or low-quality facilities,

-2 = No facilities.
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