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Background 

We (Te Ao Turoa Environmental Centre) contribute to upholding kaitiakitanga on behalf 
of Rangitāne o Manawatū iwi (Rangitāne). We promote the health and well-being of our 
people, the environment, wāhi tapu and taonga by forming positive relationships and 
partnerships with local councils, government agencies, private developers, and the wider 
community. Our environmental centre undertakes ecological and cultural monitoring 
projects, restoration of waterways through planting, weed and pest control, and plastics 
in waterways reduction initiatives, and we engage in planning processes, including local 
policy reviews, town planning and resource consenting. We are part of Best Care 
(Whakapai Hauora) Charitable Trust, which includes a collective of health services run by 
our iwi. 

Kāhu Environmental is an environmental planning and kaupapa taiao consultancy that 
has been engaged to provide expert kaupapa taiao advice and support us to deliver this 
memo. 

Rangitāne ancestors arrived in Aotearoa aboard the Kurahaupō waka over 30 
generations ago. Whatonga was a captain of the waka and is the eponymous ancestor 
whom we, the people of Rangitāne, trace our lineage. He settled in the Heretaunga area 
(Hawke’s Bay) and explored a large part of Aotearoa. Rangitāne was the grandson of 
Whatonga whose descendants occupy the Manawatū and other areas of the lower North 
Island and the top of the South Island today. At the turn of the 19th Century, Rangitāne 
and Rangitāne whānaunga had held mana over nearly the entire drainage basin of the 
Manawatū Awa for many hundreds of years.  

Life centred around the awa, its tributaries, lakes and wetlands, which came to shape 
the worldview and values system of our iwi today.1,2 Our worldview is based on the 
holistic principle that all elements are interconnected. Ecosystems within our 
environment rely on many elements, both physical and spiritual, at many scales to 
function effectively. When one part of that system is interrupted, disturbed, or impacted, 
Te Ao Māori becomes imbalanced, affecting its functionality, which in turn influences the 
health and well-being of that environment and us as people. 

Whakapapa (our genealogy) and mātauranga Māori (our traditional and contemporary 
knowledge) inform our understanding of and connection to the environment. Every part 
of the environment has a common genealogy descending from a common ancestor. The 
principal ancestor is Io Matua Te Kore (the parentless one), who existed in Te Kore (the 
realm of potential being). Then descended Ngā Pō (the many nights), Ranginui, and 
Papatūānuku (Sky Father and Earth Mother). The separation of Rangi and Papa by their 
children brought forth Te Ao Mārama (the world of light in which we live). 

 
1 McEwen, J.M. (1986). Rangitāne: A tribal History. Reed Books: Auckland. 
2 Wai 182, Rangitāne o Manawatū. Tanenuiarangi Manawatū Incorporated Office of Treaty Settlements. 
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This whakapapa places us as descendants of the environment they inhabit. It reinforces 
our identity and a deep connection to our lands.  

This mātauranga links us to the world, creating an inseparable bond and a responsibility 
to protect the environment from misuse. We have affirmed mana whenua for hundreds 
of years, thus have a deep connection to the life-giving resources of the land and waters 
of the Manawatū area. Kaitiakitanga is the inherent obligation and responsibility we have 
as tangata whenua of this area, to nurture and protect, restore, and enhance the mauri 
of our environment for future generations. 

Traditional entry to the Manawatū interior was gained by paddling and poling waka along 
the Manawatū Awa. At each major river bend, a permanent or seasonal village or pā 
existed within our history.3,4 The awa linked hapū (family groups) together to form who 
we are, now known as Rangitāne o Manawatū. We are a collective of six different hapū. 
Hapū members work closely together and each hapū has a representative on the 
Rangitāne o Manawatū Settlement Trust. This collaboration forms one avenue of 
mandate for Rangitāne as an iwi authority.5,6  

Our Ngāti Tauira hapū occupies the area from the mouth of the Manawatū Awa to the 
mouth of the Rangitikei Awa up to the source of the Oroua Awa, which includes the 
Rongotea area. This hapū is an interesting mix of both Rangitāne and Ngāti Apa. The 
chieftains of this hapū, at the time of the signing of the Treaty of Waitangi, were 
Hamuera Te Raikokiritia, Te Hanea and Te Auahituroa. 

Ngāti Tauira and Ngāti Apa often fought over the abundant food resource that was the 
Taonui Basin. As is often the case with iwi and hapū groups that clash, peace was 
brought about through intermarriage. In the late 19th Century, Kawana Ropiha (Chief of 
Ngāti Tauira) married Mererikiriki the first (of Rangitepaia, another Rangitāne hapū) and 
produced Mererikiriki (Tohunga o Te Wairua Tapu). Whānau include Tamati, Kawana, Te 
Panau, Kingi, Ranginui, Mathews, Paki, Rawhiti, Tiako, Marumaru to name but a few. 
Many of the families are widely spread now, however our Rangitāne-Ngāti Apa 
associations are still celebrated.  

 
3 Taylor & Sutton (1999). Inventory of Rangitāne Heritage sites in Palmerston North City, 1999. Palmerston 
North City Council.  
4 Tanenuiarangi Manawatū Inc (1999). Rangitāne Mahinga Kai Project. Palmerston North. 
5 Treaty of Waitangi Claims: Wai 182 the Manawatū Claim. Retrieved on June 1st, 2021 from 
https://www.tmi.maori.nz/Treaty.aspx  
6 Rangitāne o Manawatū: Deed of Settlement documents (2021). Retrieved on June 1st, 2021 from 
https://www.govt.nz/browse/history-culture-and-heritage/treaty-settlements/find-a-treaty-
settlement/Rangitāne-o-Manawatū/ 



 
TE MANA O TE WAI: WHĀNAU ORA 
RANGITĀNE O MANAWATŪ 

TE AO TUROA ENVIRONMENTAL CENTRE 
KĀHU ENVIRONMENTAL 

 

Te Mana o te Wai 

In 2020, the Government updated the National Policy Statement for Freshwater 
Management 2020 (NPS-FM). This new NPS-FM brings Te Mana o te Wai to the forefront 
of freshwater management. Te Mana o te Wai is the fundamental concept underpinning 
the NPS-FM, and the NPS-FM directs all aspects of freshwater management to give effect 
to it. The NPS-FM requires councils to actively involve tangata whenua (including in 
decision making) in determining the local approach to giving effect to Te Mana o te Wai. 
This involvement is required to be meaningful and sincere as contemplated by Te Tiriti o 
Waitangi. It is also required according to the Rangitāne o Manawatū Treaty settlement 
Act 2016. 

Every territorial authority, in this case Manawatū District Council, must include 
objectives, policies, and methods in its district plan to promote positive effects, and 
avoid, remedy, or mitigate adverse effects (including cumulative effects), of urban 
development on the health and well-being of water bodies, freshwater ecosystems, and 
receiving environments. In doing so, they must adopt an integrated approach, ki uta ki 
tai, as required by Te Mana o te Wai, recognising the interconnectedness of the whole 
environment, from the mountains and lakes, rivers, lagoons, estuaries to the sea, and 
recognise interactions between freshwater, land, waterbodies, ecosystems, and receiving 
environments. The NPS-FM requires authorities to use the best information available at 
the time and take all practicable steps to reduce uncertainty. 

In the following text, we detail our Rangitāne Te Mana o te Wai statement and 
freshwater values associated with the Rongotea Plan Change area, and what they mean 
for the Rongotea Plan Change.  

What our statement says 

Our Te Mana o te Wai statement identifies: 

• the area it applies to 

• a statement from Rangitāne o Manawatū describing what Te Mana o te Wai means in 
our location. 

Where our statement applies 

Manawatū Catchment Freshwater Management Unit, which includes: 

• the Manawatū Awa 

• coastal lakes 

• their catchment, tributaries and connections, including groundwater, wetlands and 
lagoons. 
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Te Mana o te Wai in the Manawatū – our Te Mana o te Wai 
statement 

The most significant quality that flows through wai is mauri. The mauri is generated 
throughout the catchment and is carried through the connected tributaries, groundwater, 
wetlands and lagoons. It is the most crucial element that binds the physical, traditional 
and spiritual elements of all things together, generating, nurturing and upholding all life, 
including that of Rangitāne o Manawatū. The health and well-being of Rangitāne is 
inseparable from the health and well-being of wai. The Manawatū Awa, its catchment, 
tributaries and connections, wetlands and lagoons are taonga and valued for the 
traditional abundance of mahinga kai and natural resources.  

Our objective about Te Mana o te Wai 

1. Land and freshwater within the Manawatū will be managed in a way that gives effect 
to Te Mana o Te Wai by: 

a. Protecting and restoring the mauri of the Manawatū Awa and costal lagoons, their 
tributaries and connections so they can again physically, traditionally and 
spiritually sustain Rangitāne by ensuring: 

• the quality and quantity of water is sufficient to support all species that would 
be expected to be present in that place, including plants, birds, aquatic 
insects, molluscs, kōura and fish 

• rivers and streams have sufficient room on their flood plains to express their 
natural character, including changing course and connecting to wetlands 

• waterbodies have natural rhythm, geomorphology, hydrology and character 

• mahinga kai species and freshwater resources are healthy, resilient, 
abundant, and safe to harvest and eat. 

b. Recognising and providing for the relationship of Rangitāne o Manawatū with their 
waters by ensuring: 

• Rangitāne o Manawatū are enabled to undertake their kaitiakitanga duties, 
including decision-making, management, restoration and monitoring 

• Rangitāne o Manawatū can meaningfully exercise their mana whakahaere 

• Rangitāne o Manawatū cultural practices and tikanga tuku iho can be carried 
out, shared with the community and passed on to future generations, for 
example rāhui 

• the mātauranga of Rangitāne o Manawatū is recognised, its development and 
transmission is provided for. 
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c. Recognising water as an interconnected whole by ensuring: 

• ephemeral and permanent waterways, from the smallest creeks, puna and 
wetlands to the largest lakes, groundwater bodies, rivers and coastal waters 
are provided for 

• when providing for social, economic and cultural well-being (2c), the way 
water is taken and disposed of is integrated. 

2. To give effect to Te Mana o te Wai, all management of fresh water in the Manawatū 
FMU shall prioritise: 

a. firstly, the health and well-being of waterbodies and freshwater ecosystems, and 
the ability of mana whenua to uphold these 

b. secondly, the health and well-being of people interacting with water through 
ingestion (such as drinking water, water for essential washing and cleaning (but 
not its disposal) and consuming harvested resources) and immersive activities 
(such as harvesting resources and recreation) 

c. thirdly, the ability of people and communities to provide for their social, economic 
and cultural well-being, now and in the future. 

Our freshwater values associated with Rongotea Plan 
Change area 

Policy 2 of the NPS-FM describes the need to identify and provide for Māori freshwater 
values. Table 1 details Rangitāne o Manawatū freshwater values associated with the 
Rongotea Plan Change area and what an appropriate design response would be. 

Table 1: Rangitāne o Manawatū freshwater values. 

Value Description and design response 

Mahinga kai Mahinga kai are our seasonal or permanent 
food gathering places. The promotion of 
mahinga kai quality, resource diversity, 
abundance, safety and health of stocks must 
be provided for as part of any subdivision 
development. In particular, appropriate 
mahinga kai resources should be incorporated 
into wetland and riparian restoration and 
stormwater wetland treatment areas.  

Lost waterbodies Too many of our traditional waterways have 
been lost. We wish to identify them and work 
towards restoring them in appropriate places. 
Identification should be holistic and consider 
our mātauranga (traditional knowledge), the 
presence of soil indicators, as well as more 
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common hydrological and wetland vegetation 
indicators.  

Pā harakeke Pā harakeke are specific types of mahinga kai 
with specific tikanga that we would like 
included in the reserve design. 

Kainga kōraha Wilderness places where our people stay when 
hunting and gathering mahinga kai in areas far 
from their permanent settlement. Rongotea 
should be considered a kainga kōraha as our 
people are spread far and wide now. A shelter 
in the design of a whare in the reserve area 
would meet our kainga kōraha values. Our 
people and the people of Rongotea would be 
able to practice mahinga kai collection and 
processing in a place that was comfortable, 
protected from the elements and created a 
space in line with our tikanga.  

 

What this means for Rongotea 

We have developed a set of recommendations that respond to the Rangitāne o 
Manawatū Te Mana o te Wai objective: 

1. Rongotea urban development prioritises the protection and restoration of mauri 
whereby the drainage/stream and wetland area (hydric soils and water accumulation 
areas) is incorporated into the reserve area, fenced from stock and seeded with 
native plants. It is celebrated as an important natural feature.  

2. The farm “drains” are recreated to have natural character, meanders and is 
sufficiently buffered so it connects to a floodplain containing wetland area.  

3. Rangitāne mahinga kai (including pā harakeke and kainga kōraha) values are 
recreated.  

4. Stormwater from the new urban growth area is treated through wetlands and an 
attenuation pond so ensuring the quantity and quality of wai is sufficient to support 
Rangitāne o Manawatū taonga. We are comfortable that this treatment wetland area 
is built in the natural wetland area identified in the structure plan, and that if our 
recommendations in 1, 2 and 3 are implemented effectively it will result in an overall 
increase in the mauri of wai.  

5. Rangitāne participation in decision making, design of the reserve and stormwater 
area is recognised in the Plan Change provisions.  

6. The use of “drainage” is avoided and renamed to recognise the natural character and 
mauri of the wai.  
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Expressing cultural well-being, traditions and norms 

The National Policy Statement for Urban Development (NPS-UD) was also released in 
2020. Contained within is a focus on the ability to meet housing needs and throughout 
this process enable Māori to express their cultural norms and traditions, in particular 
tangata whenua aspirations and values in line with the principles of Te Tiriti o Waitangi 
and Rangitāne o Manawatū Settlement Act (2016). The provisions in the NPS-UD we 
refer to are detailed below.  

 

Rangitāne o Manawatū deliver an Iwi model of environmental management and has 
developed a means to identify and measure outcomes sought by Rangitāne o Manawatū 
using Te Ara Whānau Ora (The Whānau Ora Pathways Framework). Originally developed 
by our esteemed kaumātua Sir Mason Durie, who also applied this in our health focused 
services, Whānau Ora is the way in which we provide for the expression of cultural 
norms and traditions in urban development projects.  
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Whānau Ora 

Whānau Ora simply translates to family health. The philosophy is based on a set of 
consistent whānau-focused outcomes and is a framework for assessing the success of 
projects and directing project actions. Whānau Ora was created in response to the 
recognition that standard ways of delivering social and health services was not working 
and outcomes, particularly for Māori, were not improving. In 2010, Whānau Ora was 
launched as an innovative approach to support well-being and development.  

The framework sets out seven outcome areas that can be applied in any setting, to 
achieve improvements over the short-, medium- and long-term. Rangitāne mātauranga 
understands that health and well-being are intrinsically linked to the health of the taiao, 
or environment. Therefore, the aspiration to deliver the Whānau Ora outcomes 
framework within a planning context, merging contemporary health and environmental 
disciplines, was born.  

Whānau Ora allows for iterative decision-making with outcomes that support an 
indigenous world view. The approach moves away from focusing on bottom lines and 
impact approaches often used in planning decision-making, to supporting aspirations 
instead. It is a way in which Rangitāne o Manawatū and Māori can express their needs.  

Whānau Ora is being met when whānau are: 

• self-managing and empowered leaders 

• living healthy lifestyles 

• confidently participating in te ao Māori (the Māori world) 

• participating fully in society 

• are economically secure and successfully involved in wealth creation 

• cohesive, resilient and nurturing 

• are responsible stewards for their natural and living environments. 

In the following section, Rangitāne has incorporated its values relating to whakapapa, 
wāhi tapu and wai described in the background section into the Whānau Ora framework 
within the context of the Rongotea Plan Change, including aspirations in the key 
outcome areas to provide for their values.  
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Rangatiratanga – Self-managing and empowered leaders 

Tino rangatiratanga is absolute sovereignty and self-determination, having ownership, 
rights and control of Rangitāne lands, waters, and taonga. Article Two of Te Tiriti o 
Waitangi guarantees Rangitāne tino rangatiratanga, which is fundamental to well-being. 
Put simply, by Article Two, the Crown promises that Rangitāne will have the right to 
make decisions over resources and taonga which they wish to retain. The ideas are 
captured under the NPS-FM Policy 1 to give effect to Te Mana o te Wai and the Mana 
Whakahaere or decision-making rights of Rangitāne, especially in relation to managing 
freshwater.  

Key outcomes Giving effect to these 
outcomes 

Giving effect to these 
outcomes within the Rongotea 
Plan Change  

Rangitāne exercises 
tino rangatiratanga 
and Mana 
Whakahaere by 
collaborating in 
planning and 
governance within its 
rohe. 

Rangitāne participates 
meaningfully and early in plan 
change processes.  

Rangitāne has been supported by 
the applicant to deliver this 
memo, and we acknowledge 
Duncan and Susan Cheetham for 
their consideration of issues to 
tangata whenua in the 
development of their plan change. 

Rangitāne is aware of 
its interests in natural 
resources and has a 
clear idea of its 
opportunities, rights 
and responsibilities. 

Impacts on Rangitāne wāhi tapu 
and taonga are avoided, reduced, 
mitigated and provided for in 
consultation with Rangitāne. 

Our Te Mana o te Wai objective 
recommendations are provided 
for. 

Rangitāne interests and 
responsibilities are recognised in 
plan change objectives and 
policies. 

Rangitāne has an unbroken 
connection within the Manawatū 
landscape for hundreds of years. 
MDC has the responsibility to 
provide for Rangitāne participation 
during subdivision as they 
develop. Thus, planning provisions 
that lock Rangitāne out of the 
planning processes must be 
avoided and ways to enable their 
participation promoted. 

Rangitāne Accidental Discovery 
Protocol (ADP) is included in 
earthworks consents. 

The Rongotea Plan Change should 
recognise the risk of 
archaeological discovery. 
Rangitāne tikanga requirements 
must be honoured as accidental 
finds are uncovered.  
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Tiaki Taiao – Responsible stewards of their natural environment 

Kaitiakitanga is the act of stewardship. The process and practices mana whenua 
undertake to use, protect and celebrate the environment include cultural monitoring, 
environmental education and restoration, mahi toi, celebrations, ceremonies and 
karakia, participation in planning and RMA matters, management partnerships and co-
governance agreements. 

Key outcomes Giving effect to outcomes Giving effect to these 
outcomes within the Rongotea 
Plan Change 

Whānau exercise 
Rangitānenuirawa and 
kaitiakitanga over 
their natural 
environment and 
waterways, protecting 
the environment for 
future generations. 

Rangitāne lead and assist 
biodiversity restoration and 
implementation plans that 
incorporate traditional plant 
species used for rongoā and 
Rangitāne customary use. 

Cultural-environmental restoration 
management plans should be 
developed and certified in 
partnership with Rangitāne 
through its Environmental Centre 
and promote the use of Rangitāne 
mātauranga. 
These plans should be included as 
a method in the Plan Change 
framework.  

Pollutants, including heavy 
metals, sediment, phosphorus, 
e.coli and plastics should be 
removed before entering the 
stormwater system to protect safe 
access to mahinga kai, and the 
recovery of mahinga kai 
populations. 

Stormwater is treated through a 
wetland and basin treatment train 
approach. 

Rivers and streams need room to 
move. Stop banks and fences 
require widening and streams 
need revegetating. Re-
naturalisation restores the 
mauri/life force of waterways. 

The character and history of 
natural waters are recognised and 
provided for in the reserve area. 
The drain is recontoured and re-
naturalised and has a 
wetland/riparian buffer.  

Appropriate light-scapes are 
required in new projects and 
upgraded in existing projects to 
protect taonga in natural and 
cultural areas, in partnership with 
Rangitāne. 

Lighting typology should minimise 
impacts on nocturnal 
invertebrates and other taonga 
species.  
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Hauoranga – Leading healthy lifestyles 

Hauoranga outcomes are dedicated to ensuring that that Te Whare Tapa Wha whānau 
spiritual, mental, physical and emotional well-being is provided for and integrated within 
planning. Whānau should be able to safely access the landscapes and waters that their 
tupuna once could allowing them to practice their culture and provide for their tikanga. 

Key outcomes Giving effect to these 
outcomes 

Giving effect to these 
outcomes within the Rongotea 
Plan Change 

Whānau can support 
their hinengaro, 
wairua and physical 
well-being. 

Shared-use pathways and natural 
spaces link in a safe and 
integrated manner. 

Primary cycling and walking 
pathways connecting through the 
reserve and subdivision are 
provided for.  

Rangitāne whānau are supported 
to undertake karakia and other 
aspects of tikanga, such as place 
tapu and rāhui, for projects of 
significance to them within their 
rohe.  

Wairuatanga is the recognition of 
the interconnectedness of physical 
and spiritual dimensions. It is the 
energy force that connects all 
aspects of life, including the 
environment. Mana whenua 
continue to support and uplift the 
essence of wairuatanga through 
karakia, rituals and cultural 
practices. Karakia should be 
enabled at subdivision stage 
through the planning provisions 
within the Plan Change.  

Whānau have access 
to and can safely 
interact with wai, 
whenua, taonga, and 
wāhi tapu.  

Whānau can safely and 
sustainably harvest mahinga kai in 
sufficient quantities. 

Sufficient reserve space and 
diversity of habitats (stream, 
wetland and terrestrial) are 
allocated to allow healthy stocks 
of mahinga kai to be restored. 
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Kotahitanga – Participating fully in society 

Whānau need access to warm, dry, affordable housing and quality education to be able 
to participate fully in society and reach their potential.  

Key outcomes Giving effect to the outcomes Giving effect to these 
outcomes within Kākātangiata  

Whānau can afford to 
buy and rent houses, 
in locations that allow 
them to fully interact 
within the community. 

Affordable housing for 
communities and whānau is 
created by requiring reduced and 
mixed section sizes and allowance 
of minor subsidiary dwellings for 
whanau members and 
intergenerational living (a form of 
papakianga). 

A range of section sizes and 
allowance for a subsidiary 
dwelling is required in the 
Rongotea Plan Change area. 

Housing is developed in 
appropriate areas that are safe 
from natural hazards. 

Rongotea Plan Change area 
develops housing on a terrace 
system. The lower terrace should 
be set aside for reserve area, for 
water to accumulate, wetland 
development. Housing 
development should be avoided in 
the lower area. 

 

Pukenga rawa – Economically secure and successfully involved in 
wealth creation 

Māori economic development is traditionally viewed alongside, rather than separate to, 
social and cultural development. Whānau Ora is consistent with this view. Rangitāne 
economic development has an intergenerational outlook with long-term planning 
horizons to support future generations. A future focus implies building a sustainable 
economy and ensuring that it is accompanied by environmental health and cultural 
integrity. 

Key outcomes Giving effect to outcomes Giving effect to these 
outcomes within the Rongotea 
Plan Change  

Whānau business 
leaders are 
innovative, 
entrepreneurial and 
successful. 

Rangitāne o Manawatū is enabled 
to enact its kaitiakitanga and 
participate in planting, reserve 
development and design. 

Provisions are incorporated to 
enable Rangitāne kaitiakitanga. 

Whānau can actively 
participate in a 
sustainable economy. 

Whānau are enabled through 
district and regional plans to use 
open-space areas for indigenous 
restoration, community projects 
and to grow māra/vegetable 
gardens. 

These spaces are mapped on the 
Rongotea Plan Change/reserve 
area. 
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Pāporitanga – Cohesive, resilient and nurturing 

Whānau are achieving their potential when spaces are created for them that enable 
them to form cohesive, resilient and nurturing relationships.  

Key outcomes Giving effect to Outcomes Giving effect to these 
outcomes within Rongotea 
Plan Change 

Local food resiliency The inclusion of fruit and nut trees 
on public reserves and in 
restoration across the Manawatū. 

Manaakitanga is the way in which 
care, generosity, and respect is 
expressed towards manuhiri 
(guests) at the marae, within 
papa kainga, and towards the 
environment and atua. Mana of 
people and places is uplifted when 
people behave in a manner that 
aligns with their collective values. 
Providing infrastructure for play, 
rest, access and mahinga kai is 
important to enabling 
pāporitanga, installation of wild 
and cultivated kai within reserves 
to support whānau are important 
initiatives to increase food 
resilience within our communities 
and is a meaningful way to invest 
in manaakitanga.  
This is even more important in 
times of pandemics and other 
natural disasters. 

Reserve space with multiple uses 
are provided for, including: 
• natural play 
• rest areas 
• areas for mahinga kai 

processing 
• mahinga kai availability 
• access is safe and resilient 
• the environment and sight lines 

promote safety. 

 

Tuakiritanga – Confidently participating in Te Ao Māori 

Whānau well-being is strengthened by exploration of Māori values and participation in 
Māori spaces. The contribution of signage, art and information by Rangitāne contributes 
to the visibility of te ao Māori and te reo Māori in the wider community. 

Key outcomes Giving effect to these 
Outcomes 

Giving effect to these 
outcomes within Rongotea 
Plan Change  

Whānau are secure in 
their identity as Māori 
and actively 
participate in activities 
and events that 
celebrate their 
cultural make up. 

Spaces are developed in 
partnership with Rangitāne that 
are available for use, including 
physical activity, sharing pūrākau, 
mahi toi, teaching and training. 

Rangitāne aspire to see the 
creation of spaces that have a 
unique cultural identity, are 
available for community, school 
and Rangitāne use, a cultural 
journey beyond the concept of a 
traditional playgrounds and fields.  

Māori language and 
Rangitāne history is 

Te reo is included in signage or 
replaces English. 

Rangitāne want to see te reo and 
Rangitāne culture celebrated.  



 
TE MANA O TE WAI: WHĀNAU ORA 
RANGITĀNE O MANAWATŪ 

TE AO TUROA ENVIRONMENTAL CENTRE 
KĀHU ENVIRONMENTAL 

 

visible and celebrated 
in the wider 
community. 

Councils prioritise signage, 
information boards and mahi toi 
within recreation areas to share 
Rangitāne values and relationships 
with the land and waterways. 

Developers work in partnership 
with Rangitāne to identify original 
place names, values, significant 
sites and as projects progress.  

Rangitāne have the opportunity to 
name the new reserve and roads.   

 

Summary 

This memo contains statements and assessment frameworks that have been developed 
for and by our people and mandated by our iwi leaders. These outcome strategies are 
being actioned across a range of kaupapa our iwi lead, including health, education, 
environment, mahi toi, mana whakahaere, business and planning initiatives. 

In this memo, we have discussed ways in which our cultural norms, well-being, Te Mana 
o te Wai values and aspirations should be provided for in the Plan Change and linked this 
with national policy directives.  

We look forward to discussing next steps with you.  
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12 July 2022 
By E-mail 

Te Kapiti Trust 
PO Box 5481 
Terrace End 
Palmerston North 
 
 
Attn: Duncan and Susie Cheetham 

Dear Duncan and Susie, 

BACKGROUND 

Forbes Ecology Limited was engaged by Duncan and Susie Cheetham to evaluate the nature 
and extent of RMA (1991) section 6c matters as they relate to their property on the 
southern boundary of Rongotea, Manawatu. On site it soon became clear that the issue 
needing investigation was the status of land regarding the Freshwater National Policy 
Statement definition of Natural Inland Wetlands. 

METHODS 

Dr Adam Forbes undertook a site visit on the 28 June 2022. Weather conditions on the day 
of the site visit were clear and fine. Rainfall1 over the preceding 7, 14 and 30 days was 1 
mm, 56 mm, and 162.5 mm respectively.  

The site visit route was plotted using a handheld GPS (Fig. 1).  

Observations were made regarding topography and vegetation to enable subsequent 
wetland delineation using MfE’s best practice wetland delineation tools.  

Wetland delineation was carried out subsequently using the following approach (Fig. 2) and 
tools. 

• MfE wetland delineation protocols vegetation tool – 
https://environment.govt.nz/publications/wetland-delineation-protocols/  

• Hydric soils field identification guide – https://www.envirolink.govt.nz/assets/R13-5-
Hydric-soils-field-identification-guide.pdf  

• Wetland hydrology tool – https://environment.govt.nz/assets/publications/wetland-
hydrology-tool-final.pdf  

 
1 Rainfall records at Mangaone at Milson Line approximately 12 km to the southeast. 

 

Dr. Adam Forbes 
adam@forbesecology.co.nz 
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Reference was made to the soil characterisation report prepared by Hainsworth (2022) for 
the Rongotea Plan Change. 

 
Figure 1. Site visit track log from handheld GPS.  

 

 
Figure 2. MfE’s four steps for delineating wetland using the hydrophytic vegetation, hydric 
soils and wetland hydrology tools. 
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RESULTS AND DISCUSSION 

Vegetation  

Areas of wetland (OBL & FACLW) dominant vegetation 

Examination of Google Earth Pro imagery over the period 2004-2022 confirms that the 
vegetation cover of the land, in particular the valley floor, have a history over many decades 
of pastural grazing and cultivation. Surface drains have been formed over the south eastern 
portion of the site. Colonisation of wetland vegetation appears to have been limited by the 
disturbance associated with grazing animals and pasture management/cultivation. This 
means only small areas of native rushes (Juncus australis FACW and/or J. effusus FACW) 
occur in drainage channels (Fig. 3). These rushes are palatable to stock and are heavily 
grazed. Other aquatic flora present in drains are duckweed (Lemna minor; OBL; Fig. 4) and 
green filamentous algae (Fig. 4). 

Wet areas of pasture comprise up to approximately 30% cover of creeping buttercup 
(Ranunculus repens, FAC) and no obligate (OBL) or facultative wetland (FACW) flora (Figs. 5-
7). The absence of wetland flora would be a result of disturbance from pastural land use. 

Overall, obligate (OBL) or facultative wetland (FACW) flora are confined to drainage 
channels and make up only a small area of coverage (Fig. 8).  

 
Figure 3. Native rushes colonising artificial drainage channel to the east of the site. 
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Figure 4. Duckweed and green filamentous algae in one of the artificial drainage channels. 

 
Figure 5. Creeping buttercup and exotic pasture grass growing in a waterlogged site. 
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Figure 6. Surface ponding amongst pasture. 

 
Figure 7. Surface ponding amongst pasture. 
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Figure 8. Approximate extent of native wetland vegetation. 

Hydric soils 

An investigation (Hainsworth, 2022) into the soil characteristics of the terrace systems 
determined the valley floor (alluvial basin; brown polygon in Fig. 9) on the true left of the 
stream (at the south east of the site) features peaty soils (see Fig. 5 in Hainsworth, 2022) 
and a rising water table near the surface causes very poor drainage. These organic soils 
indicate a long history of wetland vegetation colonising the site in pre-human times. These 
wet organic soils are hydric soils. 
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Figure 9. Extent of peaty organic soils transposed from Hainsworth (2022). 

Other areas of valley floor are low lying and receive runoff from higher ground. Surface 
ponding was widespread at the time of the site visit (Fig. 10). The soil surface was in places 
pugged and featured wheel track depressions from a 4WD previously passing over (Fig. 11). 
A relict stream channel is present on the true right south of the T-shaped convergence in 
the existing drain. Artificial drains have been formed elsewhere on the true right of the 
valley floor. Hainsworth (2022) reports soils in these valley floor areas2 to be Typic Perch-
Gley Pallic (shallow)3. Cores appear low chroma and iron residues were noted 25-45 cm 
below ground level (Hainsworth, 2022).  

 

 
2 Core IDs 70 and 71.  
3 Gley soils are strongly affected by waterlogging. Perch-gley features are the morphologic indicators of 
saturation and reducing conditions caused by a water-table perched on a slowly permeable layer within the 
soil profile. 
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Figure 10. Extent of surface ponding at the time of the site visit. 

 
Figure 11. 4WD tracks across waterlogged soils on the valley floor. 
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Wetland hydrology  

Site assessment of hydrology indicators showed that extensive areas of the valley floor had 
surface water ponding (a primary indicator confirming wetland presence). The soil types 
present indicate prolonged soil saturation (a primary indicator confirming wetland 
hydrology). Reduced iron is present within 30 cm of the soil surface, inundation is visible on 
satellite imagery (Fig. 12), the geomorphic position of the valley floor is predisposed to 
forming wetland conditions and relict flow paths are discernible on the ground surface. Each 
of these characteristics are secondary indicators of wetland hydrology. 

 
Figure 12. Google Earth Pro imagery showing surface ponding in former waterway 
alignments on the valley floor. 

Wetland status 

Step 1 – Rapid hydrophytic vegetation test. Only small areas of the valley floor feature 
hydrophytic vegetation meaning that most of the area failed to indicate wetland status 
based on vegetative indicators alone. The reason for this is the disturbance regime 

Surface ponding 
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associated with pastoral land use has prevented colonisation of wetland flora and as such 
vegetation is not a reliable indicator of wetland extent on the valley floor. 

Step 2 – Dominance + prevalence hydrophytic vegetation tests. Due to site disturbance 
vegetation is not a reliable indicator of wetland extent at this location, so the hydric soils 
and wetland hydrology tools were applied. 

Step 3 – Hydric soils tool – Part of the valley floor features peaty organic soils which 
confirms hydric soils are present. Peaty soils indicate that this area has a long history of 
wetland vegetation occupancy prior to agricultural land use. Hydric soils are indicated 
across the remainder of the valley floor by topography, the extent of surface ponding, 
pugging and depressions in the soil’s surface, relict stream channels, artificial drainage, 
Typic Perch-Gley Pallic (shallow) soils with cores that appear low chroma and iron residues 
occurring 25-45 cm below ground level. The surface ponding across extensive areas of the 
valley floor is a primary indicator of wetland hydrology. Four secondary indicators of 
wetland hydrology also apply to the valley floor. 

Application of the three wetland delineation tools has resulted in delineation of 3.96 ha of 
natural inland wetland (light blue perimeter in Fig. 13).  

Restoration of the natural inland wetland is encouraged. Restoration should involve active 
interventions and management to restore the natural hydrology and reinstate swamp 
vegetation across the site. 

 
Figure 13. Natural inland wetland extent (light blue line) with areas of noted surface 
ponding (dark blue line), native wetland vegetation (green fill) and peaty soils (brown line). 
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CLOSING 

Please do not hesitate to contact me should you have any questions on this report. 

Yours Sincerely 

 
Dr Adam Forbes 
 
Principal Ecologist 
Forbes Ecology Limited 
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SUMMARY 
Te Kapiti Trust is proposing to apply for a private plan change to the Manawatū District 
Plan to rezone land at and adjacent to 14 Banks Road Rongotea (the ‘site’). 

The site is currently zoned ‘rural’ and used for pastoral grazing. The private plan 
change proposes to rezone the site to ‘village’, in doing so providing a viable area for 
new housing to support the growth of Rongotea township.  

The site is not identified on the Manawatū-Whanganui Regional Council (Horizons) 
Sites Associated with Hazardous Substances register, however the landowner 
commissioned HAIL Environmental Limited (HAIL Environmental) to undertake a 
preliminary site investigation as one of a suite of technical investigations to support the 
proposed private plan change. The objectives of the investigation were to:  

 Determine if the site has, more likely than not, been subject to land uses 
identified on the Ministry for the Environment’s Hazardous Activities and 
Industries List (HAIL, Ref: MfE1). 

 If so, determine whether the proposed activity could pose a risk to human 
health and/or the environment. 

 If there is a significant risk, identify potential consenting requirements under 
the Resource Management (National Environmental Standard for Assessing 
and Managing Contaminants in Soil to Protect Human Health) Regulations 
2011 (NES-CS), contaminated land rules of regional and district plans and/or 
the need for further investigation. 

Based on the information presented, the site has not been subject to HAIL uses.  

Soils at the site are considered likely to contain residual cadmium and 
dichlorodiphenyltrichloroethane (DDT) concentrations, associated with application of 
superphosphate fertilisers, similar to those of the wider Manawatū-Whanganui Region. 
Research suggests this would be well below the soil contaminant standards for a rural 
residential/lifestyle block (including homegrown produce consumption of up to 25%) 
outlined in the NES-CS. Residual cadmium and DDT concentrations in soils (if present) 
are therefore considered highly unlikely to pose a risk to human health. 

HAIL Environmental recommends that an asbestos survey of the garage and pump 
shed is carried out prior to demolition to determine if and what management may be 
required under Regulations 22 and 27 of the Health and Safety at Work (Asbestos) 
Regulations 2016. 

HAIL Environmental also recommends that the stockpiles of waste, and any waste 
resulting from the demolition of the remaining buildings, is disposed of at an 
appropriately licenced facility. This material should not be burnt, as doing so may 
potentially result in soil contamination. 

Based on the information reviewed, the site is not considered to meet the definition of 
a ‘piece of land’ under Regulation 5(7) of the NES-CS. Accordingly, the test of 
Regulation 5(7) is no longer met, and the NES-CS does not apply to a future change of 
land use and/or subdivision. Given the above, contaminated land rules of the regional 
plan do not apply to the site.  
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1.  INTRODUCTION 

1.1. Investigation objectives 

Te Kapiti Trust (the landowner) is proposing to apply for a private plan change to the 
Manawatū District Plan to rezone land at and adjacent to 14 Banks Road, Rongotea (the 
‘site’). 

The site is currently zoned ‘rural’ and used for pastoral grazing. The private plan change 
proposes to rezone the site to ‘village’, in doing so providing a viable area for new 
housing to support the growth of Rongotea township.  

The site is not identified on the Manawatū-Whanganui Regional Council (Horizons) Sites 
Associated with Hazardous Substances (SAHS) register, however the landowner 
commissioned HAIL Environmental Limited (HAIL Environmental) to undertake a 
preliminary site investigation (PSI) as one of a suite of technical investigations to support 
the proposed private plan change. The objectives of the investigation were to:  

 Determine if the site has, more likely than not, been subject to land uses 
identified on the Ministry for the Environment’s (MfE) Hazardous Activities and 
Industries List (HAIL, Ref: MfE1). 

 If so, determine whether the proposed activity could pose a risk to human health 
and/or the environment. 

 If there is a significant risk, identify potential consenting requirements under the 
Resource Management (National Environmental Standard for Assessing and 
Managing Contaminants in Soil to Protect Human Health) Regulations 2011  
(NES-CS), contaminated land rules of regional and district plans and/or the need 
for further investigation. 

HAIL Environmental’s work comprised: 

 Reviewing client-supplied information. 

 Reviewing Manawatū District Council (MDC) information relating to the site, 
including district plans and property files.  

 Reviewing Horizons information relating to the site, including SAHS entries, 
regional plans, selected technical reports, resource consents and bore records. 

 Reviewing readily available historic aerial photographs. 

 Reviewing certificates of title. 

 Reviewing national soil and geological maps. 

 A site walkover inspection. 

1.2. Site identification 

The site is located in Rongotea, approximately 17.5 km northwest of Palmerston North 
city centre. The geographic coordinates for the centre of the site (or thereabouts) are 
5536722 N, 1805647 E (NZTM).  
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The site comprises two land parcels, both generally rectangular in shape, with a combined 
area of approximately 31.5 ha. The legal descriptions and areas of the individual land 
parcels are presented in Table . 

Table 1: Site identification details 

Street address Legal description Area (approx) 

14 Banks Road 
Section 36 Block II Douglas 
District 

21 ha 

No street address Lot 15 Deposited Plan 565962 10.5 ha 

For simplicity, the land parcels will be referred to in this report as ‘14 Banks Road’ and 
‘the southwest lot’, respectively. 

The site is currently zoned Rural (operative Manawatū District Plan) and used for pastoral 
grazing. The general location and layout of the site is presented in Figures 1 and 2 and a 
current certificate of title is included in Appendix A. 

The site is located within the rohe of Ngāti Apa, which extends to the Whanganui River in 
the northwest and Manawatū River in the southeast. 

1.3. Proposed site use 

Rezoning the site will allow it to be used for residential development, with associated 
infrastructure such as stormwater management. 
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2. SITE DESCRIPTION 

2.1. Environmental setting 

2.1.1. Soils 

The site is not yet mapped on the national S-Map soils database. However, the New 
Zealand Soil Classification (NZSC) which pre-dates the S-Map soils database describes the 
soils at the site as perch-gley pallic soils. 

Pallic soils occur predominantly in the seasonally dry eastern part of the North and South 
Islands, including Manawatū, and are derived from loess of schist or greywacke. They 
have pale coloured subsoils, due to low iron oxide concentrations, weak structure and 
medium to high bulk density. 

Pallic soils are dry in summer and wet in winter. In addition, perch-gley pallic soils are 
subject to periodic wetness caused by a perched water table. These soils are susceptible 
to erosion through slaking and dispersion (Ref: Landcare1). 

2.1.2. Geology 

The site is mapped as underlain by Holocene-age beach deposits consisting of marine 
gravel with sand, commonly underlying loess and fan deposits (Ref: GNS1). 

The active, reverse, Mt Stewart-Halcombe and Himatangi Faults are approximately 2.5 km 
southeast and 3.5 km west of the site, respectively (Ref: GNS2). 

2.1.3. Hydrogeology 

The site is located within the Manawatū Plains which extend from Marton in the north to 
Levin in the south, and to the Ruahine / Tararua Ranges in the east. Alluvial depositional 
processes have been occurring for at least the last million years, driven by tectonic uplift 
of the ranges and subsequent erosion. Overall, there has been limited research on the 
hydrogeology of this area, mainly due to limited data including bore log information 
(Ref: GNS3). 

Groundwater flow at the site is likely to follow surface drainage patterns, flowing in a 
southerly direction towards the Ōroua River. However, regional groundwater is likely to 
flow in a south-westerly direction towards the South Taranaki Bight, following the overall 
direction of the Rangitīkei and Manawatū Rivers. 

According to Horizons’ online database, the site is located within the Manawatū 
groundwater management zone, which extends from the Ruahine / Tararua Ranges in the 
east across the Manawatū Plains. Groundwater is understood to be abstracted for 
municipal, industrial and agricultural water supply.  

According to Horizons’ online database, there are twenty groundwater bores within a 
1 km radius of the site. Of these bores, one is recorded as used for public supply, one for 
industrial purposes (associated with the former Rongotea Co-op Dairy Co. Limited) and 
one for farm supply. No uses are recorded for the remaining 17 bores. 

The bore used for public supply is located approximately 360 m east of the northeast 
corner of the site. The site is located outside the groundwater protection zone for this 
bore.  
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Three of the twenty bores are located within the site. Although no uses are recorded, it is 
likely they are / were used for farm supply. The three bores are recorded as being drilled 
to depths between 27 – 46 m below ground level (bgl). 

The remaining 17 bores are recorded as being drilled to depths between 6 – 239 m bgl 
and, where recorded, screened to depths between 64 – 236.5 m bgl. Six of the 17 bores 
are recorded as having initial static water levels (SWLs) between 0.1 – 15 m bgl and as 
being artesian. 

2.1.4. Hydrology 

According to Horizons’ online mapping, the site is within the catchment of the Ōroua 
River, which is approximately 4.5 km southeast of the site at its closest point.  

The Ōroua River begins in the Ruahine Ranges, near the township of Āpiti, and flows in a 
southwest direction for approximately 70 km before discharging into the Manawatū River 
approximately 16 km south of the site. 

Two man-made drainage channels, associated with the Te Kawau Drainage Scheme, are 
within the site. One, known as Walsh Drain, transects the northwest corner of the site in 
a north-south orientation before discharging into second, known as Campbells Drain, 
which transects the centre of the site in a southeast / southerly orientation. Campbells 
Drain discharges into Sluggish Creek approximately 5 km south of the site, which itself 
ultimately discharges into the Ōroua River approximately 14 km south of the site 
(Ref: MDC). 

2.1.5. Meteorology 

According to Horizons’ online database, the closest environmental monitoring location to 
the site is ‘Mangaone at Milson Line’, approximately 16 km east of the site. Rainfall 
recorded at this location in the 12 months prior to June 2022 was 1,249 mm.  

Additional monitoring data is recorded at ‘Raumai Climate Station’, approximately 20 km 
northwest of the site. At this location, the predominant wind direction for the same period 
was southeast to south-southeast, with an average speed of 4.8 m/s. The average 
temperature, day and night combined, was 12.6C. 

2.1.6. Horizons’ SAHS 

The site is not currently listed on Horizons’ SAHS. However, there are three sites listed on 
Horizons’ SAHS within a 500 m radius of the site: 

 5 Douglas Square is understood to have operated as a service station (HAIL 
category F7). An investigation completed as part of underground petroleum 
storage system (UPSS) decommissioning (dated 2005) showed soil remaining at 
the site complied with the applicable MfE tier 1 soil acceptance criteria for 
commercial / industrial land use. At its closest point, the boundary of 5 Douglas 
Square is located approximately 140 m north of the site. 

 62 Thames Street (W. Amey & Co. Limited) is understood to have operated as a 
service station (HAIL category F7). An investigation completed as part of UPSS 
decommissioning (dated 2006) showed soil remaining at the site complied with 
applicable MfE tier 1 soil acceptance criteria for commercial / industrial land use. 
At its closest point, the boundary of 62 Thames Street is located approximately 
250 m north of the site. 
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 8 Ouse Street is reported to have been used for the manufacturing of illicit drugs 
(HAIL category A14). No site investigation reports are held by Horizons’ and the 
extent of contamination, if any, is therefore unknown. At its closest point, the 
boundary of 8 Ouse Street is located approximately 135 m north of the site. 

Based on the nature of the contaminants, topography and distance from the site, it is 
considered unlikely that these sites are having, or have had, an impact on the site. 

Although not on the SAHS, the Rongotea wastewater treatment plant (WWTP), which 
includes oxidation ponds and treatment wetlands, is immediately to the west of the site. 
Wastewater treatment is a HAIL land use: category G6. 

The Manawatū WWTP upgrade and centralisation project is currently underway, which will 
result in wastewater from Rongotea (along with wastewater from other townships in the 
area) being piped directly to the Manawatū WWTP in Feilding for treatment and disposal. 
It is understood that the pipeline between Rongotea and Feilding will be completed by 
2023 (Ref: MDC).  

According to Horizons online information, discharge from the WWTP is to Campbells 
Drain, which runs southeast / south through the site. The discharge was permitted by 
resource consent ATH-2002009784.01, although this expired in 2017. The ongoing 
discharge is permitted under s.124 of the Resource Management Act 1991 (RMA). It is 
possible that renewal of the consent was not sought, as the WWTP will likely be 
decommissioned when the Manawatū WWTP upgrade project is complete. 

2.2. Surrounding land uses 

Land uses adjacent to the site are: 

North Residential properties, followed by Severn and Trent Streets 

East Banks Road and rural land 

South New rural residential properties, and rural land 

West Rongotea WWTP and rural land 

Overall, the site is on the southern side of Rongotea township in a historically rural area 
which is intended for rural residential development. 
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3. SITE HISTORY 

3.1. Ngā rā o mua 

The earliest inhabitants of the Manawatū Region are understood to be descendants of 
people who arrived on the Kurahaupō and Aotea canoes, who established settlements in 
the area around 600 years ago, before being joined by descendants of people who arrived 
on the Tākitimu, Arawa and Tainui canoes from Hawke’s Bay, Taupō and Waikato, 
respectively. 

In the 1840s, the banks of the Manawatū River were occupied by people of Ngāti 
Rangitāne, Ngāti Raukawa and Ngāti Kauwhata (Ref: Te Ara). 

3.2. European settlement 

In the 1840s, Europeans began to arrive and establish settlements in the Manawatū 
Region, beginning with the lower reaches of the Manawatū and Rangitīkei Rivers before 
moving further inland. 

In the late 1860s, ‘Ōroua Downs Estate’, comprising present-day Rongotea, was sold to 
two businessmen from Otago: Robert Campbell and John Douglas. Settlement of at least 
70 families was included as part of the sale. The resulting settlement was known as 
‘Campbelltown’ and was established around Douglas Square of present-day Rongotea. 

In 1887, Campbelltown was renamed Rongotea as a result of the number of other 
settlements within New Zealand with the same name. By the 1900s, Rongotea had 
become a service centre for the surrounding sheep and dairy farms (Ref: Te Ara). 

3.3. Farmland 

14 Banks Road 

The earliest available CT (WN37/256, dated 17 December 1884) shows the site as owned 
by settler John Richard Harper. Ownership was transferred multiple times within the 
following 50 years, largely to individuals with occupations recorded as farmers. 

The earliest available aerial photograph, dated 1949, shows the site in pasture, with a 
paddock on the northern boundary used for feed-cropping and/or break feeding. A 
dwelling and associated outbuildings are present towards the eastern boundary. The 
property file suggests that the dwelling was constructed in the 1930s.  

To the northwest of the dwelling and outbuildings, a small area is separated from the 
remainder of the pastoral grazing area by hedgerows. Several small shelters are present, 
which may have been for keeping pigs. 

The Walsh and Campbells drains are observed in their current locations and a small 
stream is also observed to transect the centre of the site in a north-south orientation. 

CT WN37/256 shows that ownership of the site was transferred to Alice Fyfe of Rongotea, 
widow, in 1957. 
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An aerial photograph from 1968 shows few changes, although the hedgerows and 
(potential) pig shelters have been removed. A paddock on the southeast corner of the site 
appears to be used for feed-cropping and stock (likely dairy cows, based on proximity to 
milking sheds on adjacent properties) are observed grazing in paddocks on the southwest 
corner. 

CT WN37/256 shows that ownership of the site was transferred to Robert Mervyn Cocker 
of Rongotea, farmer in 1971. The property file includes building consent applications for 
an implement shed (dated 18 May 1976), a garage with workshop (dated 28 February 
1977) and an extension to the garage to be used as a car shed (undated, but presumably 
after 1977). 

The site was transferred to Kevin John Mossop and Annette Margaret Mossop of 
Rongotea, famers, in 1982. An aerial photograph from 1982 shows that the site remained 
largely unchanged with the exception of the garage construction west of the dwelling.  

The property file includes a building consent application for an extension to the dwelling 
(dated 31 August 1984). The extension is shown in a 2005 aerial image.  

The 2005 image also shows a farm race connecting the grazing area to a milking shed on 
an adjacent property to the south of the site, suggesting that the site was part of a larger 
dairy farm. 

The 2015 aerial image shows that the site remained largely unchanged, although one of 
the outbuildings to the west of the dwelling had been removed. 

CT WN37/256 shows that the ownership the site was transferred to Bruce James 
Cheetham and Ngaire Alexandra Cheetham (current owners) in 2020. 

A recent aerial image shows that the dwelling has been removed. A small set of 
stockyards are observed to the northeast of the implement shed. 

Southwest lot 

The earliest available CT (WN32/241, dated 16 April 1883) shows the southwest lot was 
originally part of a larger land parcel, owned by settler Jens Larsen of the ‘Douglas Special 
Settlement’. Ownership was transferred multiple times within the following 50 years, 
largely to individuals with occupations recorded as farmers. 

In 1933, the ownership was transferred to Charles Edward Taylor of Fielding, solicitor, 
Leela Doris Targett of Papatoetoe, dairy farmer, and (Mrs Targett’s sister) Edna Florence 
McNally of Rongotea, wife of Donald Fraser McNally, sharemilker, suggesting the lot was 
part of a larger dairy farm. 

The earliest available aerial photograph, dated 1949, shows the site in pasture. A small 
structure (possibly a hayshed) is observed on the western side of a small hedgerow near 
the centre. Several small shelters are observed in a small area intersecting the existing 
Sterling Lane, suggesting pigs may also have been raised in this area. 

CT WN32/241 shows that the ownership was transferred to John Evan Mossop of 
Rongotea, farmer, on 24 July 1950.  

An aerial photograph from 1968 shows few changes, with the exception of the hayshed 
and shelters which appear to have been removed. The WWTP maturation ponds have 
been established to the west. 
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Aerial photographs from 1982 and 2005 show few changes. The 2005 image shows a 
farm race along the west and south boundaries, connecting to the milking shed to the 
southeast of the lot, suggesting the lot was part of the same dairy farm as 14 Banks 
Road. 

CT WN32/241 shows that ownership was transferred to Duncan Bruce Cheetham and 
Susan Jane Cheetham (current owners) in 2019 and subdivided to create nine rural 
residential lots of approximately 0.5 ha each and one balance lot of approximately 15 ha. 
The balance lot was subsequently subdivided to create a further eight rural residential lots 
of approximately 0.5 ha and one balance lot of approximately 10.5 ha (i.e. the existing 
southwest lot). 

An aerial photograph from 2022 (refer Figure 2) shows Sterling Lane and several 
dwellings established within the newly created rural residential subdivisions. A stockpile of 
soil (possibly topsoil from earthworks associated with the subdivisions) is observed along 
the western boundary.  

Historical CTs, relevant property file information, and selected aerial photographs are 
included in Appendices A through C, respectively.  
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4. CURRENT SITE CONDITIONS 

4.1. Site inspection 

HAIL Environmental completed a site inspection on 27 May 2022. Photographs taken 
during the inspection are included in Appendix D. 

In general, the topography of the site was observed to be flat to gently undulating. The 
surrounding land uses were consistent with those identified in Section 2.2. 

14 Banks Road 

The dwelling had been removed, but the following buildings and features remained in the 
vicinity of the former dwelling location: 

 a timber framed, iron clad and roofed garage with a concrete floor. This was being 
used to store miscellaneous items, including alkathene pipe and timber. 
Information on the property file suggests that the external gable ends of the 
garage were constructed from ‘HardieFlex’. Although unconfirmed, it is possible 
that this may contain asbestos, however the gable ends and the rest of the shed 
were observed to be in good condition. 

 two concrete water tanks, at the west end of the garage. 

 a timber framed, iron clad and roofed pump shed with a concrete floor.  

 a three-bay implement shed constructed from timber poles and iron cladding, with 
a concrete floor. This was observed to be in good condition and was being used to 
store farming machinery and equipment, including a tractor and mower.  

 a small set of stockyards to the north of the implement shed. 

 two stockpiles, containing tree branches, silage wrap and alkathene pipe. 

No evidence of fuel storage, offal pits, sheep dips or workshops were observed. 

The remainder of 14 Banks Road was being used for pastoral grazing, with stock 
observed in several paddocks. Concrete pipes and small stockpiles of gravel were 
observed in a paddock near the boundary with Trent Street, possibly a lay-down area for 
the Manawatū WWTP upgrade and centralisation project (refer section 2.1.6). 

Towards the northwest corner of the site, Walsh Drain appeared to have been recently 
dug out (excavated material was observed alongside the drain) and fenced. 

Southwest lot 

The southwest lot was being used for pastoral grazing, with cattle observed in several 
paddocks. The lot was observed to be lower in elevation than the remainder of the site 
and the ground surface was waterlogged and pugged in the vicinity of Campbells Drain. 
Stockpiles of new drainage pipe and timber posts were observed on the southern 
boundary near Campbells Drain, likely associated with the new subdivision to the 
southeast. A stockpile of soil was observed adjacent to the northwest boundary, the 
source and purpose of this material was not obvious, however it was possibly used for 
surfacing of the stock race. 

  



14 Banks Road, Rongotea 

Preliminary site investigation  
 

5028 Te Kapiti Trust PSI  Page 17 

1 July 2022  

 

5. RISK ASSESSMENT 

5.1. Sources of contamination 

This PSI has confirmed that the site has comprised pastoral grazing land since the early 
1900s. No historic or current sources of contamination associated with pastoral grazing 
were identified. 

Aerial imagery suggests that the small set of stock yards observed near the implement 
shed were constructed in 2021, well after the use of persistent pesticides in animal 
treatments were phased out. There was no evidence of livestock dipping or spray race 
operations in the yards, therefore, it is highly unlikely that the stockyards meet the 
criteria of HAIL category A8: Livestock dip or spray race operations. 

It is possible that soils at the site contain residual cadmium concentrations associated 
with the historic application of super phosphate fertiliser to pastoral grazing soils. 
However, available research suggests that the Manawatū-Whanganui Region has the 
lowest average soil cadmium concentration of any region in New Zealand (alongside 
Canterbury) which, at 0.17 mg/kg, is only marginally above the national baseline 
(i.e. background concentration) of 0.16 mg/kg (Ref: MAF) and well below the soil 
contaminant standard for a rural residential land use (including homegrown produce 
consumption of up to 25%) of 0.8 mg/kg outlined in the NES-CS. Soil cadmium 
concentrations are therefore considered unlikely to pose a risk to human health. 

It is also possible that shallow soils at the site contain the organochlorine 
dichlorodiphenyltrichloroethane (DDT), which is understood to have been added to 
fertilisers prior to application to control grass grub and porina moth. Although DDT was 
restricted in the 1970s and banned in 1989, residues of the pesticide are ubiquitous. 

Available research suggests that the average soil concentration of total DDT (including 
isomers) in pastoral grazing soils in provincial New Zealand is in the order of 0.25 mg/kg 
(Ref: Landcare2) and well below the SCS for a rural residential land use of 45 mg/kg. Soil 
DDT concentrations are therefore considered unlikely to pose a risk to human health. 

It is possible that the exterior of the pump shed may contain lead-based paint, and given 
its age, asbestos-containing materials (ACM) may be present in the electrical distribution 
board inside the shed. If present, both would be in small quantities and not of a scale that 
would be considered HAIL. Nevertheless, if it the pump shed is to be removed, the waste 
materials should be disposed of appropriately. 

It is also possible that the external gable ends of the garage may contain asbestos, 
however this material was observed to be in good condition and not deteriorated, 
meaning it does not fit the criteria of HAIL category E1: Asbestos products manufacture 
or disposal including sites with buildings containing asbestos products known to be in a 
deteriorated condition. 

Stockpiles of waste materials including silage wrap and alkathene pipe were observed in 
two locations, however these appeared to be recent and were not of the scale or nature 
that would be considered to fall under a HAIL category. 
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5.2. Conceptual site model 

In contaminated land practice, a ‘contaminant linkage’ is said to be present if a sensitive 
receptor could be exposed to a contaminant discharged from a source. If there are no 
complete contaminant linkages, the site is highly unlikely to pose a threat to health or the 
environment.  

Based on the above assessment, there are no potentially complete source-pathway-
receptor contaminant linkages at the site, and it is unlikely there will be any in a future 
rural residential land use scenario. 

5.3. Planning implications 

As set out in Section 5.1, HAIL Environmental considers that the site has likely not had 
HAIL land uses. Accordingly, the test of Regulation 5(7) is no longer met, and the NES-CS 
does not apply to future change of land use and/or subdivision. 

Given the above, the contaminated land rules of the Horizons regional plan do not apply 
to the site. 

5.4. Management recommendations 

HAIL Environmental recommends that an asbestos survey of the garage and pump shed 
is carried out prior to demolition to determine if and what management may be required 
under Regulations 22 and 27 of the Health and Safety at Work (Asbestos) Regulations 
2016 (Ref: HSW Asbestos).  

HAIL Environmental also recommends that the stockpiles of waste, and any waste 
resulting from the demolition of the remaining buildings, is disposed of at an appropriately 
licenced facility. This material should not be burnt, as doing so may potentially result in 
soil contamination. 

6. CONCLUSIONS 
Based on information presented, HAIL Environmental considers that the site has likely not 
had HAIL uses. NES-CS consent is not required. 

LIMITATIONS 
This PSI is the property of Te Kapiti Trust and HAIL Environmental. It was produced for 
the purpose stated above in accordance with the conditions of the contract executed 
6 May 2022. It does not purport to provide legal or financial advice. HAIL Environmental 
accepts no liability to any other party or for any other purpose. 

HAIL Environmental cannot reach unqualified conclusions about soil contamination at the 
site, because: 

 We have only reviewed readily available information. This information may 
contain errors and omissions, for which we cannot be responsible: we have not 
validated any information unless specifically stated.  
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 Conclusions based on review of representative regional land uses and their 
impacts cannot ensure that impacts from the site fall within regional norms. 

This report is current as of 27 May 2022. Site conditions may change in future, as may 
regulations and guidance. Readers must make their own judgements as to whether this 
report remains current at the time of reading, and/or seek further advice from HAIL 
Environmental. 
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Appendix A: Certificates of Title 

  



Historical Search Copy Dated 27/05/22 10:54 am, Page  of 1 1 Transaction ID 69197901
 Client Reference mkempster001

 

RECORD OF TITLE 
UNDER LAND TRANSFER ACT 2017 

FREEHOLD
Historical Search Copy

  Identifier 974846 Cancelled
 Land Registration District Wellington
 Date Issued 19 March 2021

Prior References
WN32/241

 Estate Fee Simple
 Area 15.1359 hectares more or less
 Legal Description Lot    501 Deposited Plan 557144

Original Registered Owners
Duncan      Bruce Cheetham and Susan Jane Cheetham

Interests

11996073.2               Consent Notice pursuant to Section 221 Resource Management Act 1991 - 19.3.2021 at 11:50 am
Subject                      to a right (in gross) to convey electricity over part marked C on DP 557144 in favour of Powerco Limited created

        by Easement Instrument 11996073.4 - 19.3.2021 at 11:50 am
12273015.1               Consent Notice pursuant to Section 221 Resource Management Act 1991 - 26.11.2021 at 10:51 am
12273015.2         Records of Title issued - 26.11.2021 at 10:51 am

 Legal Description Title
 Lot    3 Deposited Plan 565962 1011931
 Lot    4 Deposited Plan 565962 1011932
 Lot    12 Deposited Plan 565962 1011933
 Lot    13 Deposited Plan 565962 1011934
 Lot    14 Deposited Plan 565962 1011935
 Lot    15 Deposited Plan 565962 1011936
 Lot    16 Deposited Plan 565962 1011937
 Lot    17 Deposited Plan 565962 1011938
 Lot    18 Deposited Plan 565962 1011939

CANCELLED
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RECORD OF TITLE 
UNDER LAND TRANSFER ACT 2017 

FREEHOLD
Historical Search Copy

 Identifier 1011936
 Land Registration District Wellington
 Date Issued 26 November 2021

Prior References
974846

 Estate Fee Simple
 Area 10.4834 hectares more or less
 Legal Description Lot    15 Deposited Plan 565962

Original Registered Owners
Duncan      Bruce Cheetham and Susan Jane Cheetham

Interests

11996073.2               Consent Notice pursuant to Section 221 Resource Management Act 1991 - 19.3.2021 at 11:50 am
12273015.1               Consent Notice pursuant to Section 221 Resource Management Act 1991 - 26.11.2021 at 10:51 am
Subject                     to a right of way, right to drain water, right to convey electricity and telecommunications over part marked A on

           DP 565962 created by Easement Instrument 12273015.3 - 26.11.2021 at 10:51 am
The                easements created by Easement Instrument 12273015.3 are subject to Section 243 (a) Resource Management Act 1991
Subject                      to a right (in gross) to convey electricity over part marked A on DP 565962 in favour of Powerco Limited created

        by Easement Instrument 12273015.4 - 26.11.2021 at 10:51 am
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RECORD OF TITLE 
UNDER LAND TRANSFER ACT 2017 

FREEHOLD
Historical Search Copy

Constituted as a Record of Title pursuant to Sections 7 and 12 of the Land Transfer Act 2017 - 12 November 2018

  Identifier WN32/241 Cancelled
 Land Registration District Wellington
 Date Issued 06 April 1883

Prior References
WA 44

 Estate Fee Simple
 Area 20.8767 hectares more or less
 Legal Description Section     35 Block II Douglas Block

Original Registered Owners
John         Evan Mossop, Hazel Isabella Mossop and Brian Anthony Clarke

Interests

5778925.1              Transmission to Hazel Isabella Mossop and Brian Anthony Clarke - 28.10.2003 at 9:00 am
5876707.1                 Transfer to Hazel Isabella Mossop, Brian Anthony Clarke and Allan Harold Mossop - 26.1.2004 at 9:00 am
11226349.1                 Transmission to Brian Anthony Clarke and Allan Harold Mossop as survivor(s) - 23.10.2018 at 9:01 am
11226349.2                  Transfer to Allan Harold Mossop, Brian Anthony Clarke, Kevin John Mossop and Yvonne Hazel McIntyre -

   23.10.2018 at 9:01 am
11594599.1               Transfer to Duncan Bruce Cheetham and Susan Jane Cheetham - 13.11.2019 at 3:49 pm
11996073.1         Records of Title issued - 19.3.2021 at 11:50 am

 Legal Description Title
 Lot    1 Deposited Plan 557144 974837
 Lot    2 Deposited Plan 557144 974838
 Lot    5 Deposited Plan 557144 974839
 Lot    6 Deposited Plan 557144 974840
 Lot    7 Deposited Plan 557144 974841
 Lot    8 Deposited Plan 557144 974842
 Lot    9 Deposited Plan 557144 974843
 Lot    10 Deposited Plan 557144 974844
 Lot    11 Deposited Plan 557144 974845
 Lot    501 Deposited Plan 557144 974846
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RECORD OF TITLE 
UNDER LAND TRANSFER ACT 2017 

FREEHOLD
Historical Search Copy

Constituted as a Record of Title pursuant to Sections 7 and 12 of the Land Transfer Act 2017 - 12 November 2018

 Identifier WN37/256
 Land Registration District Wellington
 Date Issued 17 December 1884

Prior References
WA 70

 Estate Fee Simple
 Area 20.8767 hectares more or less
 Legal Description Section     36 Block II Douglas District

Original Registered Owners
Allan  Harold Mossop

Interests

B604168.5           Mortgage to Bank of New Zealand - 25.6.1997 at 2.06 pm
11025073.1           Mortgage to Bank of New Zealand - 21.2.2018 at 3:12 pm
11025073.2           Mortgage to Semper Finance Limited - 21.2.2018 at 3:12 pm
11684925.1         Discharge of Mortgage B604168.5 - 21.2.2020 at 3:34 pm
11684925.2         Discharge of Mortgage 11025073.1 - 21.2.2020 at 3:34 pm
11684925.3         Discharge of Mortgage 11025073.2 - 21.2.2020 at 3:34 pm
11684925.4               Transfer to Bruce James Cheetham and Ngaire Alexandra Cheetham - 21.2.2020 at 3:34 pm
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Appendix B: Council information 
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Appendix C: Historic Aerial Photographs 
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Appendix D: Site Photographs 

 
Plate D1: Looking west from the entrance at 14 Banks Road. Note the locations of the implement 

shed and garage towards the centre and right-hand side of the photograph, respectively. 

 
Plate D2: Looking north from entrance towards former house site. Note the location of garage on 

the left-hand side of photograph and pump shed towards right-hand side. 
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Plate D3: Garage located west of former house site. 

 

Plate D4: Interior of garage. 
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Plate D5: Interior of pump shed located north of former house site. 

 

Plate D6: Interior of pump shed. Note the electrical distribution board. 
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Plate D7: Stockpile located to the east of the garage containing tree branches, tree stumps and 
silage wrap. 

 
Plate D8: Stockpile located to the west of the garage containing tree branches, tree stumps and 

polyethylene pipe. 
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Plate D9: Concrete water tanks located to the immediate west of the garage. 

 
Plate D10: Looking southwest from the farm race towards the implement shed. 



14 Banks Road, Rongotea 

Preliminary site investigation  
 

5028 Te Kapiti Trust PSI   

1 July 2022  

 

 

Plate D11: Looking north from the implement shed towards the stock yards. 

 
Plate D12: Looking east from the farm race towards the implement shed and garage. 
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Plate D13: Looking northwest from the farm race across grazing land. Note the stock grazing on 
the right-hand side of the photograph and the residential properties beyond the northern 
boundary. 

 

Plate D14: Looking west from the farm race towards the southwest lot. 
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Plate D15: Looking southwest from the farm race across grazing land. Note the new residential 
properties beyond the southern boundary. 

 

Plate D16: Looking northeast across grazing land. Note Trent Street towards the right-hand side of 
the photograph and the concrete pipes in the foreground. 
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Plate D17: Looking northeast along Walsh Drain on northwest portion of site. 

 

Plate D18: Looking southeast from western boundary of the southwest lot. Note the stockpile of 
soil. 



14 Banks Road, Rongotea 

Preliminary site investigation  
 

5028 Te Kapiti Trust PSI   

1 July 2022  

 

  

Plate D19: Looking west from western boundary of the southwest lot towards the oxidation ponds 
associated with the Rongotea WWTP. 

 

Plate D20: Looking east from southern boundary of the southwest lot. Note the stockpiles of 
drainage pipe and timber posts. 
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Plate D21: Looking northeast from southern boundary of the southwest lot.  

 

Plate D22: Looking across southwest lot near Campbells Drain. Note the surface water ponding. 
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1 Summary  

1.1 Project and Client 

• This assessment consists of a 1:15,000 scale soil and Land Use Capability Assessment 
and survey, leading to determination of the properties and distribution of Versatile and 
Other Land at 14 Banks Road, Rongotea (Figure 1).  

• The report has been produced to identify and map any Versatile Land in the proposed 
subdivision site at 14 Banks Road, according to the definition of Versatile Land in the 
Manawatu District Council (MDC) District Plan, for the purposes of incorporation into 
a proposal for a private plan change. 

• Te Kapiti Trust (the landowners) are applying for a plan change to the Manawatū 
District Plan to rezone and modify planning provisions on 21ha of land at Rongotea. 
The site is currently zoned Rural under the Manawatū District Plan and the proposal is 
to rezone the 21ha to Village Zone. An adjacent 10ha lot, also owned by Te Kapiti 
Trust, is available to be utilised for stormwater management. The site address is 14 
Banks Road, Rongotea. 

• The Manawatū District Council have previously identified a rezoning opportunity for 
the area and the landowner is seeking to advance this process through a private plan 
change. The purpose of the plan change is to deliver a viable area for housing to 
support the growth and development of the Manawatū District. A detailed analysis of 
the constraints and opportunities of rezoning this area will occur in the preparation of 
the plan change.  

 
 

 

Figure 1: Location of the proposed site. The red ring encircles 14 Banks Road. The adjacent lot in yellow 
may be made available for stormwater management and has also been evaluated in this report. 
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1.2 Objectives  

• Determine the nature and distribution of soil classes on land at 14 Banks Rd, Rongotea, 
using Hewitt (2010), and Milne et al. (1995). 

• Categorise Land Use Capability Classes and subclasses for the soils on the site, by first 
principles according to Lynn et al. (2009), taking a detailed soil map into account. 

• Correlate the Land Use Capability Classes with nzLUC units (Lynn, 2020) and regional 
legacy LUC units (Fletcher, 1987). 

• Determine which land is Versatile Land according to the Manawatu District Council 
District Plan. 

• Determine which land is Highly Productive according to the default setting for the draft 
National Policy Statement for Highly Productive land.  

1.3 Conclusion 

• In summary, our 1:15,000 site-specific mapping based on first principles using Lynn et 
al (2009) shows that the site contains no Versatile Land or Highly Productive Land. All 
map units have an LUC Class of 4w or 6w. In the case of the 4w land this is because of 
an underlying pan and perched water table that has led to low Available Water Holding 
Capacity and poor drainage. The 6w land is low lying with a rising water table. 

• From my perspective as an experienced NZ pedologist this is land highly suited to use 
for housing and should not be protected for future productive use. 
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2 Land overview 

The proposed development site (Figure 2) is a 21 ha block located directly adjacent to 
Rongotea town centre south of Severn St. An adjacent 10ha lot is available to be utilised for 
stormwater management. The site address is 14 Banks Road, Rongotea. 
 
 

 

Figure 2 Location of the proposed private plan change at 14 Banks Road, Rongotea. 
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3 The Physical Resource 

 
The site is primarily composed of a flat (0-3°) uplifted terrace that is overlain by a thick layer 
of windblown silt (loess) with uniform soils with a predictable and simple pattern. Rainfall 
falling on the site drains into two branches of the headwaters of a small stream that leaves 14 
Banks Road and the adjacent site via the south in the western end of the property.  
 
A small tributary (east of 14 Banks Road) begins as an undulation in the paddock, a 
convergent swale (<3° = flat), but progresses to being more incised but with less than 20m 
relative relief from the terrace surface above to the base of the gully. The side slopes are B 
(4-7°) and C slopes (8-15°). In the base of the main gully there is another confined terrace, 
also composed of materials derived from loess, but probably from loess from the terrace 
above that has been reworked by streams and liquid forms of mass movement erosion over 
many years. In the central portion of the adjacent lot planned for potential stormwater 
management, the confined terrace in the valley floor gives way to a small swamp containing 
peat in a swale beside the stream. The stream itself has been straightened and deepened by 
diggers over time.  
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4 Infrastructure 

 
There is currently limited infrastructure on the 14 Banks Road site or the adjacent site, apart 
from fences, reticulated stock-water, some shelterbelts and a gravelled lane. The proposed 
balance lot contains no buildings. 
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5 Land use  

 
14 Banks Road and the adjacent site are currently being used for grazing of beef cattle.  
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6 Land Use Capability and Versatility Assessment  

6.1 Method 

On the afternoon of Wednesday the 18th of May 2022 and the morning of Thursday the 19th 
of May 2022, Sharn Hainsworth and Nadia Laubscher from LUC Assessments Ltd undertook 
a 1:15,000 scale field survey of the soils, Land Use Capability (LUC) and versatility of the 
land at 14 Banks Road Rongotea (in yellow and inside the red oval in Figure 1) and the 
adjacent site (shown in yellow but outside of the red oval in Figure 1). It had rained heavily 
on the evening of 17 May 2022 to the extent that paddocks throughout the Manawatū Plains 
were covered in surface water on the morning of Wednesday 18th May 2022. The method we 
used was based on free mapping based on sampling on each landform observed on the site at 
an observation density exceeding the minimum requirements dictated by Lynn et al. (2009) 
and Grealish (2018). Soil sampling was based on auger observations using a hand-held dutch 
soil auger, with a control depth of one metre or to a depth that was considered below the 
limits of “diggability”, as defined by Webb and Lilburne (2011). Results were recorded in 
terms of designated soil horizons (Milne et al., 1995), functional soil horizons (Webb and 
Lilburne, 2011), and in terms of the New Zealand Soil Classification (Hewitt, 2010). Water 
table depths (which should have been at their seasonal highest points) were also recorded, 
along with features indicating drainage issues such as segregations and concretions of 
manganese and iron oxide. All augerings were photographed with the auger as the scale and 
accompanied by site photos. All locations were geolocated using handheld Garmin GPS 
devices. Lynn et al. (2011) was then used to determine the LUC Class and subclass from first 
principles for each of the sites where soil observations were recorded.  
 
Following fieldwork, the soil observations were shown on maps using GIS and combined 
with an understanding of the landforms on the site, 1:15,000 scale soil, LUC and Versatile 
Land maps were produced. A map of Highly Productive Land (based on the criteria in the 
Draft National Policy Statement for Highly Productive Land 2019 (draft NPS-HPL) has also 
been produced. For ease of use the LUC classes and subclasses identified on this site have 
been correlated with broader scale LUC units published in both Fletcher (1987) and Lynn 
(2020). 

6.2 Results 

A desktop assessment of the site shows that the site has been mapped at 1:50,000 scale as 
predominantly 2s2 (on the tread of the main terrace), with 3e4 in the more rolling gullies 
draining the site. These units are regional LUC units, based on Fletcher (1987). LUC 2s2 land 
is specifically discussed in the Manawatū District Plan with regards to the definition of 
Versatile Land or otherwise. The more recent national correlation by Lynn (2020) shows that 
these map units would be best considered nz3s27 and nz3e16, so both Class 3 land. Looking 
further into the surrounding 1:50,000 scale (regional scale) NZLRI map units and the text of 
Fletcher (1987), and correlating with nzLUC units, the peaty soil we found in the valley floor 
has an LUC of 2w4 and an nzLUC of nz2w12. From a regional scale desktop assessment 
alone, the land on this site would not be considered Versatile Land under the Manawatū 
District Plan, except for the lowest lying, wettest soils on the site (the peaty area). However, 
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going by the criteria for the Draft NPS-HPL because these LUC units are classified as Class 3 
land, Horizons Regional Council will likely have no choice but to map this land as “Highly 
Productive Land”.  
 

 

Figure 3: 1:50,000 scale map of site (classified by Fletcher (1987) and Lynn (2020)) 

 
Figure 4 shows the location of soil observations on the site. Table 1 outlines the results of our 
fieldwork, classification and correlation. All auger descriptions are described with scaled 
photographs in Appendix A. 
 

 

Figure 4: Map of soil observations 
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Table 1: Landforms, soils, LUC, Versatile/Other Land and Highly Productive/Other Land as described on 14 Banks Road Rongotea and adjacent site 

ID Landform NZSC NZSC code LUC  
(Fletcher 1987) 

nzLUC 
(Lynn 2020) 

LUC  
(Lynn et al 2009) 

Versatile land  
(MDC DP)  

Highly productive land 
(NPS HPL) 

66 Terrace tread Argillic Perc-Gley Pallic (shallow) PPJ;Md;Z/C; (m/s) A 2s2 nz3s27 4w (borders on 3ws) Other  Other (borders on HPL) 

67 Alluvial basin Organic Orthic Gley (deep) GOO;Md;Z/C; (m) B 2w4 nz2w12 6w Other Other 

69 Terrace tread Mottled Fragic Pallic (mod deep) PXM;Md;L (m/s) A 2s2 nz3s27 3w Other HPL 

70 Valley floor Typic Perch-Gley Pallic (shallow) PPT;Md;L; (m/s) A 2w4 nz2w12 5ws Other Other 

71 Valley floor Typic Perch-Gley Pallic (shallow) PPT;Md;L; (m/s) B 2w4 nz2w12 5ws Other Other 

72 Terrace tread Typic Perch-Gley Pallic (shallow) PPT;Md;L/C; )m/s A 2s2 nz3s27 4w (borders on 3ws) Other Other (borders on HPL) 

73 Terrace tread Fragic Perch-Gley Pallic (shallow) PPX;Md;z; )m/s A 2s2 nz3s27 4w (borders on 3ws) Other Other (borders on HPL) 
74 Sideslope Typic Perch-Gley Pallic (shallow) PPT;Md;L; )m/s A 2s2 nz3s27 4w (borders on 3ws) Other Other (borders on HPL) 

75 Terrace tread Typic Perch-Gley Pallic (shallow) PPT;Md;L; )m/s A/B 2s2 nz3s27 4w (borders on 3ws) Other Other (borders on HPL) 
76 Valley floor Argillic Perch-Gley Pallic (shallow) PPJ;Md;Z/C; (m/s) A 2s2 nz3s27 4w (borders on 3ws) Other Other (borders on HPL) 
78 Terrace tread Typic Perch-Gley Pallic (shallow) PPT;Md;L;(m/s) A 2s2 nz3s27 4w (borders on 3ws) Other Other (borders on HPL) 

79 Terrace tread Typic Perch-Gley Pallic (shallow) PPT;Md;L;(m/s) A 2s2 nz3s27 4w (borders on 3ws) Other Other (borders on HPL) 
80 Terrace tread Argillic Perch-Gley Pallic (shallow) PPJ;Md;Z/C; (m/s) A 2s2 nz3s27 4w (borders on 3ws) Other Other (borders on HPL) 
82 Gully Argillic Perch-Gley Pallic (shallow) PPJ;Md;Z/C; (m/s) B 3e4 nz3e16 4w (borders on 3ws) Other Other (borders on HPL) 

83 Terrace tread Argillic Perch-Gley Pallic (shallow) PPJ;Md;Z/C; (m/s) A 2s2 nz3s27 4w (borders on 3ws) Other Other (borders on HPL) 

84 Terrace – swale Argillic Perch-Gley Pallic (shallow) PPJ;Md;Z/C; (m/s) A 2s2 nz3s27 4w (borders on 3ws) Other Other (borders on HPL) 

85 Terrace - ridge Typic Perch-Gley Pallic (shallow) PPT;Md;L; )m/s A 2s2 nz3s27 4w (borders on 3ws) Other Other (borders on HPL) 
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On the flat terrace tread, the majority of the soils are Perch Gley Pallic Soils. These soils have 
high clay contents and are underlain by a dense layer (a partial or fully developed fragipan). 
The top of the partial fragipan (the depth of the slowly permeable layer in the soil) is 
generally shallow (within 45cm of the soil surface), although in some cases moderately deep 
(between 45–60cm from the soil surface). These soils could be classified as Class 3 with both 
a wetness and a soil limitation. However, given the silty clay texture and the presence of 
many to abundant 10mm iron/manganese nodules, just below the topsoil in these soil profiles, 
it is evident that they have drainage closer to the very poor end of the poor drainage class. 
This will have a significant adverse impact on the capability and productivity of these soils 
during wet seasons. Thus this land has been classified as Class 4w instead of 3w or 3s. This is 
neither Versatile Land or Highly Productive Land. This land does however border on being 
classified as Highly Productive Land even though it is not Versatile Land. This land takes up 
the majority of the land on the site. 
 
The soils on the sideslopes on the site are very similar to those on the flats. If these had been 
classified as Class 3, they would have been classified as 3e because of the strongly rolling 
component of much of the sideslopes. However these have been classified as Class 4w for the 
same reason as the soils on the terrace tread. This is neither Versatile Land or Highly 
Productive Land. It does border on being classified as Highly Productive Land. 
 

 
Figure 5: 1:15,000 scale map of the soil to subgroup level (Hewitt, 2010) 
 

The soils on the valley floor (excluding the map unit containing a significant area peaty 
topsoil in the site being considered for stormwater management) are also Perch-Gley Pallic 
Soils with high clay contents. These are close to being classified as Ironstone Orthic Gley 
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Soils (very high amounts of iron/manganese nodules) but the subsoils are too dense to be 
considered Gley Soils. These also are classified as Class 4w land. This is far from being 
classified as Versatile Land or Highly Productive Land. 
 
In the case of the small area in the valley floor in the adjacent site being considered for use 
for stormwater management that contains peaty topsoil, this too is outside of the Class 1-3 
criteria at Class 6w due to a rising water table up near the surface causing very poor drainage. 
Artificial drainage has not taken away the wetness limitation to raise the LUC Class of this 
land. This is because of the natural landscape position in a swale in a narrow valley floor. 
This is far from being either Versatile Land or Highly Productive Land. 

 

 
Figure 6: 1:15,000 scale map of LUC using first principles from Lynn et al. (2009) 
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Figure 7: 1:15,000 scale map showing Versatile and Other Land according to Manawatū District Council 
District Plan definition 
 
 

 
Figure 8: 1:15,000 scale map showing Highly Productive Land according to draft NPS-HPL definition 
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6.3 Discussion 

When considering which land in the Manawatū District is the least Versatile or Highly 
Productive and on that basis the most suitable for housing developments, this land is well 
suited in my opinion. The land on 14 Banks Road Rongotea, and the adjacent site being 
considered for stormwater management are not Versatile Land. Neither should they be 
mapped as Highly Productive Land if site specific mapping is allowed to inform that mapping 
process in the future. Compared with other soils and land types in the Manawatū such as the 
Manawatū and Kairanga soils, the soils on the 14 Banks Road site will not unduly detract 
from the productive capacity of the Manawatū Plains. This land is just not as versatile or 
capable of the same levels of productive capability as other soils such as land underlain by 
Manawatū and Kairanga soils. This is because of the clayey textures, poor drainage, and 
shallow soils over a pan that lead to droughtiness. There is also an associated high risk of 
bypass flow of contaminants to groundwater through the fragipan when used for agricultural 
or horticultural purposes. 
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7 Conclusion 

In summary, our 1:15,000 site-specific mapping based on first principles using Lynn et al 
(2009) shows that the site contains no Versatile Land or Highly Productive Land. All map 
units have an LUC Class of 4w or 6w. In the case of the 4w land this is because of an 
underlying pan and perched water table that has led to low Available Water Holding Capacity 
and poor drainage. The 6w land is low lying with a rising water table. 
 
From my perspective as an experienced NZ pedologist this is land highly suited to use for 
housing and should not be protected for future productive use.
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9 Appendix A 

 
ID Photo Horizons (depth in cm)  Functional horizons  

66 

 

0-15 -Ap 

15-20 Ap/Bg 

20-42 Bt(g) 

42-1002BC(x)(g) 

tLW 

Yw 

YFs 

LCs 

67 

 

0-10 Ap/Oh 

10-20 Bg 

20-90 BCr 

tOhL 

YFw 

YC 

69  0-20 Ap 

20-40 Bwg 

40-60 BCg 

60+ BC(x) 

tLf 

LFw 

LFw 

LCs 



Site Specific Assessment of the Properties and Distribution of Versatile Land at 14 Banks Road, Rongotea 

LUC Assessments Ltd   Page 15 

ID Photo Horizons (depth in cm)  Functional horizons  

70 

 

0-15Apg 

15-25 Ap/Bg 

25-40 Bg1(Fe conc) 

40-70 Bg2  

70+ BC (g) 

tLw 

LFw 

LFws 

LFw 

LFs 

71 

 

0-20Apg 

20-30 Bg 

30-45 Bg1(Fe conc) 

45-70 Bg2  

70+ BC (g) 

tLw 

LFw 

LFws 

LFw 

LFs 

72 

 

0-15 Ap 

15-30 Bg 

30-45 BCg 

45-90 BCt 

Note water table at ~70 cm 

 

 

 

 

YC 
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ID Photo Horizons (depth in cm)  Functional horizons  

73 

 

0-15 Apg 

15-30 Bg 

30-90 BC (x) (g) 

tLw 

LFs 

LCs 

74 

 

0-20 Apg 

20-35 Bg 

35-50 Bog -Mn concretion on top of pan 

50+ BC(x) 

 

75 

 

0-20 

20-42 

42 BCx 

tLw 

LFs 

LFf 
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ID Photo Horizons (depth in cm)  Functional horizons  

76 

 

0-20 Apg 

20-40 Bg 

40-90 BCt (x)(g) 

Water perching soil dry in auger 

tLs 

LFs 

YFs 

78 

 

0-15 Apg 

15-25 Bg 

25-42 BCg 

42+ 

tLw 

LFs 

LCs 

LCf 

79 

 

0-20 Apg Mn conc present 

20-43Bg 

43+ BC (x)(g) 

 

tLw 

LFs 

LCs 

 



Site Specific Assessment of the Properties and Distribution of Versatile Land at 14 Banks Road, Rongotea 

Page 18  LUC Assessments Ltd  

ID Photo Horizons (depth in cm)  Functional horizons  

80 

 

0-15Ap 

15-30 Bg 

30-45BCtg 

45+ BCt (x)(g) 

tLw 

YFs 

YCs 

YCf 

 

82 

 

0-15 Apg Mn conc present 

15-25Bg 

25-35 BCt 

35-55 BC (x)(g) 

 

tLw 

LFs 

YFs 

YCs 
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ID Photo Horizons (depth in cm)  Functional horizons  

83 

 

0-15 Apg  

15-25Bg 

25-50 BC (x)(g) 

 

tLw 

LFs 

YCs 

 

84 

 

0-15 Apg  

15-40Bg 

40-58 BC (x)(g) 

 

tLw 

LFs 

LCs 

 

85 

 

0-15 Apg  

15-30Bg 

30-40 Bog 

40-90 BC (x)(g) 

 

tLw 

LFws 

LFs 

LCs 
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Chapter 17 Rongotea South Development Area 

Introduction 

The Rongotea South Development Area and associated Structure Plan have been designed to provide 
for residential growth on approximately 20ha of land, adjacent and to the south of Rongotea Village.  It 
sets out a framework to enable urban development through a design that respects the areas natural 
features and ensures the village character of Rongotea is maintained. 

The defining elements of the structure plan and associated provisions are: 

• Access via Banks Road and Trent Street with a continuation of the block layout of Rongotea 

• Provision of a variety of lot sizes to support different residential housing typologies 

• Connectivity for all transport modes through the area, including safe pedestrian and cycling links 
through to Rongotea Village 

• The creation of a stormwater treatment and attenuation pond for stormwater management, 
providing opportunities for an improved natural landscape and biodiversity 

• The creation of new public reserve areas along waterways and in the vicinity of the natural 
inland wetland 

The rules in this chapter guide any future subdivision applications and apply in addition to the underlying 
Village Zone rules.  Where there is a conflict between the two sets of rules, the more restrictive activity 
status applies. 

Objectives 

DEV1 – O1  

Future housing needs are met through the integrated provision of infrastructure and development in 
accordance with the Rongotea South Structure Plan 

Relates to DEV1 – P1, DEV1 – P2, DEV1 – P3, DEV1 – P4 

DEV1 – O2  

Subdivision in the Rongotea South Development Area creates a sustainable neighbourhood where: 

a. the development successfully integrates with the village character of Rongotea;  

b. natural site features are protected and incorporated into the development design; 

c. the recreational opportunities of the community are enhanced through the provision of public 
open space and pedestrian and cycle linkages; and 
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d. cultural values are recognised and provided for 

Relates to DEV1 – P1, DEV1 – P2, DEV1 – P3, DEV1 – P4, DEV1-P5 

Policies 

DEV1 – P1  

Subdivision within the Rongotea South Development Area occurs in accordance with the Rongotea 
South Structure Plan and a Comprehensive Development Plan that provides for: 

a. a continuation of the block roading layout of Rongotea, with linkage to Trent Street;   

b. a diversity of lot sizes; 

c. open space and recreation areas; 

d. shared pathways, including walkways and cycleways; 

e. a stormwater attenuation pond for stormwater treatment; and  

f. the infrastructure required to enable development. 

DEV1 – P2  

Stormwater is managed by: 

1. ensuring adequate permeable areas are required for every residential lot within the 
subdivision;  

2. requiring an integrated approach to stormwater management that provides for treatment 
and attenuation of stormwater generated from the development, prior to discharge into 
the existing stormwater network; and 

3. prior to any subdivision or development occurring, an integrated Stormwater Management 
Plan for the Rongotea South Development Area is submitted to Council that includes, as a 
minimum: 

a. a detailed design of the stormwater treatment and attenuation pond; 

b. how stormwater collection, attenuation and discharge will be managed to 
achieve hydraulic neutrality for the proposed development at subdivision 
stage; 

c. proposed low impact design methods to reduce stormwater runoff volumes 
and peak flow rates with improvement of the quality of stormwater runoff; 

d. how stormwater treatment and attenuation areas are to be maintained and 
managed; and 
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e. whether specific freeboard and finished floor levels are required to manage 
flooding 

DEV1 – P3 

The provision of infrastructure gives effect to the Rongotea South Structure Plan with regard to: 

a. restricting subdivision and development within Rongotea South Development Area where 
Council’s essential infrastructure is not in place, or of sufficient capacity to service the 
subdivision;  

b. incorporating a road design that enables public transport infrastructure;  

c. requiring an integrated and connected transport and open space network that enables 
walking and cycling opportunities between the Rongotea South Structure Plan area and 
Rongotea Village; and 

d. requiring consent notices on titles outlining measures required to implement 
recommendations from any technical reports to achieve water sensitive stormwater or 
wastewater designs, including requirements to maintain all measures. 

DEV1 – P4 

Ensure that subdivision and development within Rongotea South Development Area:  

a. enables recognition of any cultural or spiritual values or associations of importance to mana 
whenua that: 

i. has regard to the outcomes of any consultation;  

ii. enables the incorporation of mātauranga Māori and whanau ora principles into 
the design and development of the open spaces and reserves; and 

iii. has regard to cultural values in the management of stormwater. 

b. provides for biodiversity improvements through the creation of native riparian and wetland 
planting at appropriate locations within reserve areas and as part of the constructed wetland 
for stormwater treatment and attenuation; 

c. enables the layout of lots to ensure connected outdoor living spaces, sunlight to habitable 
rooms, and onsite privacy; and 

d. maintains and enhances the character and amenity values of the Rongotea village environment. 

 

 

Restricted Discretionary Activities: 
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The following activity is a restricted discretionary activity in respect to subdivision.  

DEV- R1 Any subdivision of land within the Rongotea South Development Area as shown in Appendix 
17A and zoned Village Zone that meets the performance standards DEV1 S1 – S9. 

For this activity, Council has reserved its discretion to the following matters: 

MD01 The size, shape and arrangement of lots 

MD02  The maintenance and enhancement of local amenity values 

MD03 The provision of water supply and the disposal of wastewater and stormwater 

MD04 The number, location and formation of vehicle crossings 

MD05 Safe and efficient operation of the roading network, including walking and cycling. 

MD06 Suitability of proposed lots for subsequent buildings and future use. 

MD07 Avoidance or mitigation of flood hazard and stormwater inundation 

MD08 The location of the stormwater attenuation pond with respect to the location of the natural 
wetland.  

MD07 Provision of public open space  

MD08 Availability of Council Infrastructure 

MD09 Consistency with Council Engineering Standards and the Rongotea South Structure Plan 

Performance Standards  

DEV1 – S1 Density 

Area A: The minimum net site area is 500m2 

Area B: The net site area is a minimum of 750m2 and a maximum of 1000m2 

Area C: The minimum net site area is 1500m2 

DEV1 – S2 Access and Road Design 

i. Access and road design and construction must comply with Council Engineering Standards. 
Common access to eight or more lots must be provided by road formed to Council standards 

ii. Access must comply with the provisions in Rule 3B.4.2 and 3B.4.3. 

iii. Roads must comply with the design requirements of Appendix 3B.2 – Rongotea Street Type 
Cross Section 1 and Rongotea Street Type Cross Section 2. 

DEV1- S3 Shape Factor 



  Page 5 

Each residential lot must be capable of containing an 18m diameter circle 

DEV1-S4 Building Platforms 

Each Lot must be able to contain a building platform which is at or above the flood and stormwater 
inundation level predicted for a 0.5% annual exceedance probability (AEP) (1 in 200 year) flood event. 

DEV1 – S5 Earthworks  

All subdivisions must comply with the provisions in Rules 3D.4.1 and 3D.4.2. 

DEV1 – S6 Comprehensive Development Plan 

Any development and subdivision must have a Comprehensive Development Plan that demonstrates 
how the proposal: 

i. provides a connected internal roading network that gives effect to the Rongotea South Structure 
plan and that facilitates movement demands within the area while also providing a block 
structure that supports the existing character of Rongotea; 

ii. shows the location, width and design of publicly accessible roads, laneways and accessways 
having regard to vehicles, public transport, pedestrians and cyclists that are intended to use 
them; 

iii. outlines the servicing required for the development, including the location of the stormwater 
treatment and attenuation pond, any necessary easements and ensures suitable sizing of 
infrastructure; 

iv. includes a spatial layout plan showing how the development achieves connectivity and 
integration to the wider area including public access along the Ruilvaldts and Campbell drains 
and their margins, and the constructed wetland area;  

v. identifies the location overland flow path and how these will be managed or enhanced; 

vi. if staging is required, how the stages will not compromise the overall development of the 
Rongotea South Development Area Structure Plan; and 

vi. provides clear reference to: 

a. the objectives and policies of the Rongotea South Development Area; 

b. current and anticipated future built form and uses; 

c. anticipated future capacity of the activity area; and 

d. relationships and connections within Rongotea South Development Area. 

DEV1 – S7 Infrastructure 
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i. All cables and pipes, including for gas, power and telecommunications must be placed 
underground, except where they are required to be above ground for connection to associated 
infrastructure.  

ii. All Council’s essential infrastructure must have capacity and be available for connection within 
30 metres of the nearest point of the land being subdivided.  

iii. Any subdivision must be connected to reticulated services designed and constructed to comply 
with Council Engineering Standards.  

iv. All Council’s new essential infrastructure proposed in a subdivision must be located within road 
reserve and/or open space reserve and vested in Council, or accessible via easement 

v. Development must only occur in areas where Council’s essential infrastructure is available and 
of sufficient capacity for the subdivision.  

Guidance Note: In situations where development is proposed ahead of Council infrastructure 
investment, Council may enter into agreements with landowners as outlined in the Council 
Development Contributions Policy around the provision of Council’s essential infrastructure. 

DEV1 – S8 Stormwater Management Plan 

Any application for subdivision consent must include a stormwater management plan that includes: 

b. a description of the catchment to be managed; 

c. details of the site-specific hydrologic modelling assessment based on the proposed 
subdivision plan which includes details of how the stormwater will be collected, 
treated, attenuated and managed within the Rongotea South Development Area; 

d. treatment of all stormwater runoff prior to discharge to the primary network; 

e. how the proposed stormwater management approach recognises the Ruivaldts and 
Campbell waterways and their margins and the natural wetland as a sensitive 
receiving environment where natural, public access and mana whenua values must 
be recognised and provided for; 

f. outline how the proposed stormwater management system is consistent with 
Council’s Engineering Standards and NZS 4404:2010 Land Development and 
Subdivision Infrastructure; 

g. a condition assessment of the stormwater network;and 

h. a maintenance and monitoring plan. 

 

Discretionary Activities: 

The following activity is a discretionary activity:  



  Page 7 

a. any subdivision that does not meet the performance standards S1 – S9  

Amendments to Section 4 – Managing Land Use Effects (additions underlined) 

4.5 Village Zone 

Objectives  

LU 14a) xiii) Buildings and structures in Rongotea South Development Area are located and designed 
to manage the risk of natural hazards. 

Policies  

h) Require development within Rongotea South Development Area to provide appropriate permeable 
surface areas to minimise the effects of flooding. 

i) To manage the risk of stormwater inundation within Rongotea South Development Area by requiring 
low impact stormwater design solutions and minimum floor levels (if required)  

j) To encourage an active street and reserve frontage within Rongotea South Development Area through 
design controls for yards and fencing 

Amendments to Rule C2 – Zone Standards (additions underlined) 

C2.2.1 Performance Standards 

A) Minimum Site Areas  

i. Sewered 500m² net site area 

ii. Unsewered 800m² net site area 

iii. Rongotea South Development Area A 500m² 

iv. Rongotea South Development Area B 750 – 1000m² 

v. Rongotea South Development Area C 1500m² 

 

Amendments to Rule B2 – Village Zone (additions underlined) 

B2.3 Standards for Permitted and Controlled Activities 

B2.3.1 Dwelling Units and Housing for the Elderly 

A) iv)  Rongotea South Development Area 
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 Area A Area B Area C 

Maximum Density 1 dwelling unit per 
500m² 

1 dwelling unit per 
750 – 1000m² 

1 dwelling unit per 
1500m² 

Building coverage 40% 35% 25% 

Permeable area 45% 50% 65% 

C) Yards 

vii) Rongotea South Development Area  

a) Front opening garage - 6m.  

b) Accessory buildings - 3 metres from the boundary with any road unless it is a garage or 
carport facing the road and having direct access from the road, in which case the 
minimum separation distance shall be 6 metres. 

M) Fences within the Rongotea South Development Area 

      Compliance with Rule 15.4.3 
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New Appendix 17A  

 

 

Amendments to Transport Chapter 

Appendix 3B.2 Road Cross Sections 

New Figure 5: Rongotea South Development Area – Street Type 1 
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New Figure 6: Rongotea South Development Area – Street Type 2 
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Appendix J – Assessment against Regional and District Policy Frameworks 

Table 1 below provides for identification and assessment of the Plan Change against the objectives and policies of the Horizon’s One Plan. Table 2 includes the 
relevant strategic objectives and policies of the Manawatū District Plan. The content focusses on the relevant objectives and policies rather than every single 
provision. 

Table 1 – Horizon’s One Plan 

Objective and Policies Comment 

Objective 9-1: Effects of natural hazard events 

The adverse effects of natural hazard events on people, property, 
infrastructure and the wellbeing of communities are avoided or mitigated. 

The plan change area is not located in an area that is particularly suspectable 
to natural hazards.  It is not on the coast, there are no fault lines in the vicinity 
and the topography is flat so there is no risk of the development being at risk 
of landslides or causing land stability issues.  The natural hazard risk of flooding 
was explored in preparation of the plan change and modelling of a 1 in 200 year 
event confirms that the area subject to housing development is not at risk of 
flooding.   

Objective 5-1: Water Management Values 

Surface water bodies and their beds are managed in a manner which safe 
guards their life supporting capacity and recognises and provides for the 
Values in Schedule B1. 

The scheme drains that transect the property are mapped in Schedule B1 of the 
Horizons One Plan as Mana 12_C.  All scheme drains have flood control and 
drainage values.  Other reach specific values for Mana 12_C that are applied at 
a broad level include life supporting capacity, domestic food supply, and trout 
fishery.  The plan change is not proposing any development within at least 20m 
of the scheme drains.  The constructed wetland for stormwater will treat and 
attenuate run off from the development prior to discharge, with the planting 
of the wetland potentially providing an improvement to ecological values.  
Residential development, when managed effectively, does not generate high 
contaminate loads compared with more industrial land uses.  
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Objective 3-3: The strategic integration of infrastructure with land use 

Urban development occurs in a strategically planned manner which allows for 
the adequate and timely supply of land and associated infrastructure. 

Policy 3-4: The strategic integration of infrastructure with land use 

Territorial Authorities must proactively develop and implement appropriate 
land use strategies to manage urban growth, and they should align their 
infrastructure asset management planning with those strategies, to ensure 
the efficient and effective provision of associated infrastructure 

The plan change area was previously identified by Council as being suitable for 
residential development, based on a very high-level assessment of the capacity 
of existing infrastructure at Rongotea.   This plan change has taken that 
assessment one step further to confirm that the development area is able to 
be serviced, without any additional upgrades to what is planned and required 
to service Rongotea. The development is well timed with the Wastewater 
Centralisation Project currently underway that seeks to disestablish the 
community wastewater treatment facility that has exceeded its design 
capacity. This work is set to be completed in…… 

Objective 3-4: Urban growth and rural residential subdivision on versatile 
soils 

To ensure that territorial authorities consider the benefits of retaining Class I 
and II versatile soils for use as production land when providing for urban 
growth and rural residential subdivision. 

Policy 3-5: Urban growth and rural residential subdivision on versatile soils 

In providing for urban growth (including implementing Policy 3-4), and 
controlling rural residential subdivision (“lifestyle blocks”), Territorial 
Authorities must pay particular attention to the benefits of the retention of 
Class I and II versatile soils for use as production land in their assessment of 
how best to achieve sustainable management. 

The assessment by Sharn Hainsworth from LUC Assessments Ltd provided a 
1:15,000 scale assessment of the soils present within the plan change area.  The 
report is attached at Appendix H.  The regional scale assessment is done at a 
scale of 1:50,000 so it was important to consider the soils at a more accurate 
scale. The results conclude that the site does not contain any Class I or Class II 
versatile soils, mostly due to poor drainage and a rising water table.  Plan 
change decision makers can be comfortable that the plan change gives effect 
to this policy.  

Objective 3-5: Waste, hazardous substances and contaminated land 

The Regional Council and Territorial Authorities must work together in a 
regionally consistent way to: 

a. minimise the quantity of waste generated in the Region and ensure it 
is disposed of appropriately, 

The plan change preparation reports included a contaminated land survey that 
determined that the site is very likely to not to have been subject to an activity 
on the NES for contaminated HAIL list, and therefore does not contain 
contaminated soils.    
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b. manage adverse effects from the use, storage, disposal and 
transportation of hazardous substances, and 

c. manage adverse effects from contaminated land. 

Policy 3-7: Energy efficiency 

a. The Regional Council and Territorial Authorities must have particular 
regard to the efficient end use of energy in consent decision-making 
processes for large users of energy. 

b. Territorial Authority decisions and controls on subdivision and 
housing, including layout of the site and layout of the lots in relation 
to other houses/subdivisions, must encourage energy-efficient house 
design and access to solar energy. 

c. Territorial Authority decisions and controls on subdivision and land 
use must ensure that sustainable transport options such as public 
transport, walking and cycling can be integrated into land use 
development. 

The existing provisions within the Village Zone contain a development standard 
that requires outdoor living areas to be located adjacent to the main living area 
of the dwelling and oriented east, north or west of the dwelling.  The plan 
change does not propose any changes to this standard as this ensures houses 
are situated with access to solar. 

In regards to public transport, the main street type through the village is a 20m 
active street mode that has the capacity to provide for public transport, when 
it is provided.  

Objective 2.1: Te Ao Māori 

a. To have regard to the mauri of natural and physical resources to 
enable hapū and iwi to provide for their social, economic and cultural 
wellbeing. 

b. Kaitiakitanga must be given particular regard and the relationship of 
hapū and iwi with their ancestral lands, water, sites, wāhi tapu and 
other taonga (including wāhi tūpuna) must be recognised and 
provided for through resource management processes. 

While the provisions in the One Plan are directive in requiring the Regional 
Council to enable and foster kaitiakitanga, policy i. states that the regional 
council will encourage applicants that undertake resource management 
processes to consult directly with hapū or iwi where it is necessary to identify 
the relationship of Māori and their cultural traditions and ancestral lands, and 
the actual and potential adverse effects of proposed activities on those 
relationships.  This work has been undertaken as part of this plan change.  
Rāngitane have provided a cultural values report and provide support for the 
plan change in respect of its impact on relationships with ancestral lands and 
the historic wetlands  in the vicinity that provided for mahinga kai. For those 
iwi who are yet to respond, consultation will be ongoing.  
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Table 2 - Manawatū District Plan 

Chapter 4 General Objectives Comment 

LU 1 To recognise the potential adverse effects of activities upon the natural and 
physical environment, land and ecosystems and to avoid, remedy or mitigate these 
effects.  

LU 2 To protect present and future District residents from potential adverse effects of 
land uses upon their amenities and their health and safety.   

LU 3 To foster a climate where the District’s people can provide for their social and 
economic and cultural wellbeing and for their health and safety.   

LU 4 To recognise the need for the Tangata Whenua to be able to use their land and 
traditional resources according to their cultural heritage.  

LU 5 To maintain and enhance the amenity values which make the District a pleasant 
place to live in and visit.  

LU 6 To promote integrated management of land and water resources  

These objectives reflect the purpose and principles of the Resource 
Management Act.  An assessment of the plan change against Part 2 of 
the RMA has been provided as part of the Section 32 evaluation 
contained in Appendix K. 

Chapter 5 Subdivision Comment 

Objective S1: Impact on Rural Soils 

To protect the life-supporting capacity of the District’s rural soils, particularly the 
versatile land, and to maintain the opportunity for them to be used for a wide range of 
options in the future. 

To ensure that the life-supporting capacity of the District’s rural soils, and future 
options for the use of that soil, are not compromised by the effects of subdivision and 
subsequent development, including soil compaction, contamination and removal, and 
fragmentation of ownership. 

As stated above, the plan change area has been assessed at Class 4 
and Class 6 soils so Council can be comfortable that development in 
this area is preferable over other locations where versatile and highly 
productive soils exist.  
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To minimise the amount of versatile land which is converted to urban use.  

Objective S8: Urban Growth 

To provide for urban growth that adjoins existing urban areas and manage that growth 
to avoid, remedy or mitigate adverse effects through the design of safe, integrated 
infrastructure networks and the efficient use and development of land. 

a) Ensuring that any proposal for extension of the Residential or Village zoning of the 
District’s existing townships takes into account: 

i) Any increased risk to people and property from natural hazards, including 
the possibility of sea level rise in the case of Himatangi Beach and 
Tangimoana. 

ii) The potential impact of urban growth on the natural character, qualities 
and features of the coastal environment. 

iii) Any significant and permanent adverse impact upon the life-supporting 
capacity of the District’s soil resource, or upon options for its future use, 
which would arise from converting the land concerned to urban use.  

iv) The need for new growth areas around existing townships to be provided 
with utility services, at the developers expense, so that water supply and 
effluent and stormwater disposal issues and energy networks are 
addressed. 

v) The efficient use and development of natural and physical resources, such 
as land, energy and the transport network, including the degree to which 
infill development is possible in the existing Residential or Village zone. 

vi) The neighbourhood amenities and level of access to facilities which are 
likely to be available to residents in the new urban growth areas. 

This objective is designed to assist decision makers in deciding upon 
plan change applications for urban growth.  The plan change process 
has carefully considered: 

• The existing village character of Rongotea 

• The quality of the soils at this location 

• The ability of the development to be serviced by existing 
networks at Rongotea 

• The limitations to infil development at Rongotea and the desire 
for greenfield development in appropriate locations 

• The availability of existing community and social facilities at 
Rongotea 

• The location away for arterial routes  

• The planned nature of the development as opposed to ad hoc 
lifestyle development 

• The opportunity to improve biodiversity and natural landscape 
values and enable the expression of cultural values.  

In conclusion, we can be comfortable that the plan change delivers of 
the District Plan’s objectives for urban growth.  
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vii) The need to avoid ribbon development along arterial routes for traffic 
safety and efficiency reasons. 

viii) Any significant adverse impacts upon the rural area, including its character 
and amenity, any significant habitats of indigenous fauna, and its intrinsic, 
ecological, or heritage values or cultural significance. 

ix) The presence of any existing land uses which may not be compatible with a 
new residential neighbourhood 

Objective S11: Fragmentation of Natural Areas and River Channels  

To avoid adverse effects on the natural values of streams, lakes, wetlands, the coastal 
area and indigenous forest areas arising from fragmentation of land ownership. 

 

The plan change proposal avoids adverse effects on existing and 
potential natural values of the waterways and newly delineated 
wetland area that, in comparison, could arise from the fragmentation 
of land ownership under the current subdivision rules.  With the full 
30ha site subject to a structure plan, this concentrates the 
development in one area and provides ample leftover areas for open 
space reserve which protects this area for future generations.   
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Section 32 Option Evaluation Report 

1 .  I nt roduc t ion 

The Resource Management Act 1991 (RMA) at Section 32(1)(a) requires an evaluation to examine the 
extent to which the objectives of the proposed Plan Change are the most appropriate way to achieve 
the purpose of the RMA.  Section 32 (6) sets out the meaning of the terms ‘proposal’, ‘objectives’ and 
‘provisions’.  

In this instance, the proposal is the proposed plan change, which seeks to amend the Manawatū District 
Plan in respect of land legally described as Section 36 Block II Douglas District and Lot 15 DP 565962 in 
the following ways: 

• Rezone 21ha (Section 36 Block II Douglas District) from Rural 2 Zone to Village Zone 

• Insert the Rongotea South Development Area chapter and associated Rongotea South Structure Plan 

2.  Proposed Obj ec t iv es  

The objectives of the proposal are the proposed objectives of the Rongotea South Development Area.  
The existing objectives of the Village Zone are also relevant.  These collective objectives are as follows: 

DEV1 – O1 

Future housing needs are met through the integrated provision of infrastructure and development in 
accordance with the Rongotea Development Area Structure Plan  

DEV1 – O2  

Subdivision in the Rongotea South Development Area creates a sustainable neighbourhood where: 

• The village character of Rongotea is maintained,  

• Natural site features are protected and incorporated into the development design 

• The recreation needs of the community are met through the provision of open space and pedestrian 
and cycle linkages 

• Cultural values are recognised and provided for 

Village Zone Objectives 

LU 13) To maintain and develop the unique character and separate identity of the District’s smaller 
settlements, namely Kimbolton, Apiti, Halcombe, Bunnythorpe, Longburn, Sanson, Rongotea, Himatangi 
Beach and Tangimoana. This distinctive “village” character is different from Palmerston North and 
Feilding, and results from elements such as:  

a. A low density of residential development with larger section sizes and more open space.  

b. Different road formation standards with less concrete and asphalt and more grass and 
shrubs.  
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c. Closer access to, and similarities with, the countryside. 

LU 14) To maintain or enhance the residential amenity within those communities, which includes:  

d. A mixture of residential, commercial, service, industrial and community activities is achieved 
while protecting and enhancing the amenities of the village as a place to live.  

e. Access to adequate sunlight for residents’ homes and properties, without prolonged 
shadowing from buildings, trees or structures on other sites.  

f. Residents are not subjected to fumes, smoke or odour problems.  

g. A level of aural and visual privacy consistent with small township living, with a quiet 
neighbourhood at night. (Refer also: Objective LU 25).  

h. A green, well-treed appearance and open streetscape, with planting on streets and in public 
places wherever possible, and with ample room for planting on private sections and front 
yards.  

i. Most vehicle parking being provided on-site rather than on the street  

j. Residents have access to public open space and to recreational and social opportunities, e.g. 
places of assembly, education facilities and community services. Adequate access is provided 
to these places for people with disabilities.  

k. The township generally has a tidy appearance.  

l. Neighbourhood streets cater for pedestrians and local traffic rather than encouraging 
through traffic. Street design promotes traffic safety and recognises that walking and cycling 
are important methods of transport. (Refer also: Objective LU 27).  

m. Problems associated with dogs and other wandering, dangerous or noisy animals are kept 
to a minimum. Stock droving does not occur through the centre of the village.  

n. Recognising that some of the villages are sited near broad-impact land uses.  

o. A high level of amenity and avoidance of those activities that can detract from this including 
unfinished or derelict buildings, piles of junk and car bodies being stored outside. 

The provisions are the policies and rules that make up the Rongotea South Development Area chapter 
as set out in Appendix I. 

3.  Ev aluat ion S teps  requi red under  S ec t ion 32  of  the  RMA 

The evaluative exercise under Section 32 includes the following broad sequential steps: 

Step 1: Examine the extent to which the objectives of the proposal are the most appropriate way to 
achieve the purpose of the RMA   

Step 2: Examine whether the provisions in the proposal are the most appropriate way to achieve the 
objectives 

For completeness, this evaluation considers an additional Step 3 
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Step 3: Assessment of other practicable design options for achieving the objectives.  

In respect of Step 2, the evaluation must identify other reasonably practicable options (different 
provisions or approaches) for achieving the objectives. Each of those different options, including the 
proposal, must then be assessed in terms of its efficiency and effectiveness in achieving the objectives. 
The assessment must consider the benefits and costs of the environmental, economic, social, and 
cultural effects that are anticipated from the implementation of the provisions, including opportunities 
for economic growth and employment. If practicable, those benefits and costs should be quantified, and 
the assessment the risks of acting or not acting should be assessed where there is uncertain or 
insufficient information about the subject matter of the provisions. 

3.1. Step 1 – Are the objectives the most appropriate way to achieve the purpose of the RMA? 

This plan change has been informed by a wide ranging technical review. This review has identified the 
key natural and physical resources of the site and the surrounding environment.  The development area 
objectives have been designed accordingly to deliver social and economic wellbeing while protecting 
important environmental values and respecting any cultural associations with the site. The objectives, 
alongside the existing objectives of the Village Zone, are intended to provide a framework for 
development and use of the site that will facilitate sustainable management in accordance with the 
purpose of the RMA. The objectives find the appropriate balance between enabling development while 
protecting the natural and physical resources. 

The following table provides further detail: 
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Table 1 - Assessment as to whether the proposed objectives are the most appropriate way to achieve the purpose of the Act 

Proposed Objective How the purpose of the Act is achieved 

DEV-O1 

Future housing needs are met through the integrated 
provision of infrastructure and development in 
accordance with the Rongotea South Structure Plan 

This objective seeks to ensure that future development delivers on the outcomes defined in the Structure Plan.  
In developing the Structure Plan and associated planning provisions, the specific natural and physical resources 
that exist in the Rongotea South Development Area were carefully considered to ensure sustainable management 
was achieved under the RMA. The Te Kawau scheme drains have been protected by nominating an area either 
side as open space.  The parcel of land to the south contains what is now defined as a ‘natural inland wetland’ 
although the area is currently extensively grazed and water is channelled and drained at part of the Te Kawau 
scheme drains. The plan change seeks to promote the sustainable use of this area by restricting development in 
this location.  A constructed wetland for stormwater management provides for multiple community benefits. 
Vesting this as an asset and incorporating it into the public reserve area will provide for social and cultural 
wellbeing of the community, while safeguarding the life supporting capacity of the soils and water. The 
development will provide housing opportunities to meet the social and economic needs of the community.  The 
layout of the development follows urban design principles that minimises the adverse effects of built 
development on the environment.  The provision of infrastructure required to service this development has been 
designed to mitigate the environmental effects of flooding and to provide access to safe drinking water and 
wastewater services.  

Sustainable neighbourhood 

DEV-O2 

Subdivision in the Rongotea South Development Area 
creates a sustainable neighbourhood where: 

a. The village character of Rongotea is maintained 

b. Natural site features are incorporated into the 
development design 

c. The recreation needs of the community are met 
through the provision of open space and 
pedestrian and cycle linkages 

This objective sets the framework and direction for ensuring the Rongotea South Development Area meets the 
definition of sustainable management under the Act while enabling the community to provide for their social, 
economic and cultural well-being. The village of Rongotea has a long history, being first subdivided in the 1800’s 
after being declared a special settlement area by the government of the time. In terms of physical resources, the 
historic roading layout is protected through an extension of the block layout, with opportunities for integrated 
roading connections that may be required in the future.  The Rongotea Community Plan completed in 2015 
identified the need for more public open space areas for recreation to improve social well-being. The natural 
features of the site lend themselves as areas appropriate for open space reserve and thereby also providing 
protection of amenity values. The sustainable management of physical resources (roading, reserves, pathways) is 
achieved by meeting the social and health and safety needs of the community through the provision of reserves 
and pathways. Subdivision policies require consultation with mana whenua to provide opportunities for cultural 
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d. Cultural values are recognised and provided for values to be reflected in the design of open spaces and wetland plantings, thereby enabling cultural well-being 
outcomes. 

The above addresses the requirements of section 32(1)(a), in respect of the purpose of the RMA (section 5). For completeness, the following examines the contribution the 
objectives of the proposal make to achieving the principles of the RMA (sections 6-8).  

Table 2: Assessment as to whether the proposed objectives are the most appropriate way to meet the principles of the Act 

RMA Section 6 and 7 principles How the principles of the Act are achieved 

Maintenance and enhancement of the quality of the 
environment and the maintenance and enhancement 
of amenity values  

While the landscape and streams within this area are not outstanding natural environments that would fall within 
Section 6 (relating to matters of national importance), these features are of local amenity and would fall within 
the Section 7 (other matters).  A constructed wetland, open space areas and ‘green streets’ roading design will 
provide for the enhancement of amenity values of this area.  These matters deliver on maintenance and 
enhancement in accordance with Objective DEV-O2.  

The preservation of the natural character of the 
coastal environment (including the coastal marine 
area), wetlands, and lakes and rivers and their 
margins, and the protection of them from 
inappropriate subdivision, use, and development 

The Essential Freshwater reforms introduced in 2020 have sought to refine the definition of a wetland with 
prescriptive tools for their identification, resulting in an area within Lot 15 DP 565962 being defined as a natural 
inland wetland. The RMA requires the preservation of the natural character of wetlands and protection of 
wetlands from inappropriate subdivision, use and development.  It is arguable how much natural character 
remains of the area identified as wetland considering the water has been channelled via the Te Kawau Drainage 
Scheme managed by Horizon’s and the area has a long history of productive uses that includes grazing.  The NPS-
FM requires the restoration of wetlands.  The proposal sets aside this area for open space to be vested to Council 
for ongoing protection. Objective DEV-O2 requires that natural features are incorporated into the development 
design.  

The efficient use and development of natural and 
physical resources 

 

In terms of physical resources, the location of the development area is in walking distance to a well serviced 
community with existing community and social facilities.  The proposal provides of the efficient use and 
development of these existing physical resources.  The Manawatū receives high rainfall and has pockets of 
productive soils.  These natural resources will be preserved through providing for stormwater treatment and 
attenuation. The soils have not been assessed as highly productive. Both objectives DEV-O1 and DEV-02 provide 
for the efficient use of natural and physical resources with natural areas protected through the creation of the 
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constructed wetland area and reserves to be vested in Council, as set out in the Structure Plan. New physical 
resources in the form of cycleways and walkways proposed.  

The maintenance and enhancement of public access 
to and along the coastal marine area, lakes, and rivers 

While there are no rivers in the vicinity of the proposal, the structure plan sets aside a reserve area and walkways 
along waterways where public access will be provided for.  This is delivered on through DEV-O1 via the Structure 
Plan layout, and DEV-O2. Point c. 

The relationship of Māori and their culture and 
traditions with their ancestral lands, water, sites, 
waahi tapu, and other taonga: 

The provisions of the development area provide the opportunity for Māori to express their relationship with the 
land and water.  While no specific waahi tapu sites exist within the area, the development provides the 
opportunity for further engagement to occur at the detailed design stage to enable cultural expression in public 
areas, where appropriate. This is delivered via DEV-O2, point d.  

S tep 2  -  Whether  the prov is ions  in  the  proposal  are  the  most  appropr iate  w ay to  ac hiev e the  obj ec t iv es   

Table 3 – Possible development options to achieve the proposed objectives: Status quo or enable additional residential development in the site through zoning options 

Option 1 – Do nothing, retain rural zoning with a rural 
residential nodal overlay and wait until a Council 
initiated plan change  

Option 2 – Apply village zoning with no structure plan Option 3 – New chapter 17 - Rongotea South 
Development Area and amendments to the existing 
Village Zone provisions for permeable areas, building 
coverage, yards and fencing.  

Zone description and purpose 

This option would retain the Rural 2 Zoning on the 
land, together with the Rural Nodal Overlay that 
permits subdivision down to 4000m².   

Connection to infrastructure services would not be 
required. The permitted activity condition for on-site 
wastewater disposal in the Horizon’s One Plan is 
5000m² and so lots are generally of this size.   

The Village Zone allows for subdivision down to 500m² 
with zone performance standards that would maintain 
a similar level of amenity that is currently experienced 
in the Village Zone.  

In regard to lot sizes however, Rongotea is made up of 
lots ranging in size from 750m² to 1000m² providing a 
level of amenity akin to a rural village.   

This option introduces specific provisions to give effect 
to the Rongotea South Urban Design Framework. A 
new chapter will contain objectives, policies and rules 
for subdivision, with minor amendments proposed to 
the Village Zone that will apply beyond the subdivision 
phase. These additions are permeable area and 
building coverage controls for stormwater 
management. With fencing and yard rules to provide 
for a positive reserve and street interface  
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The purpose of this zone is to provide for a limited 
amount of Rural Residential subdivision while 
maintaining rural character and amenity. 

 

While sites have a maximum site coverage of 35%, 
there is no min. permeable area control for managing 
stormwater.   

The current zoning and district wide rules do not 
require the attenuation of stormwater.  

Min lot sizes of 500m² are located in the centre, with 
larger 750m² - 1000m² lots on the periphery providing 
a transition between the development and the village 
with a logical extension of the existing pattern of 
development along Banks Road. Larger lot sizes of 
1500m² are located to the west to form an interface 
with the existing Rural 2 zone.  With the exception of 
min. lot sizes, corresponding permeable area and site 
coverage controls to manage stormwater and the 
introduction of yards and fencing rules, the underlying 
village zone performance standards will apply. This will 
ensure provisions meet existing and new development 
area objectives. The structure plan provides a workable 
street layout and lot configuration. Infrastructure 
requirements are detailed to enable connection with 
existing services at Rongotea.   

Appropriateness  

Whether the provisions of the proposal are the most appropriate way to achieve the objectives (s32(1)(b)) 

The objectives of the proposal are set out above.  
Option 1 that relies on the existing zone rules to 
create larger, un serviced rural residential lots would 
not have the benefit of being guided by the Rongotea 
South Urban Design Framework and Structure Plan 
that has documented the specific opportunities and 
constraints of the land, informed by a wide range of 
technical reports. It would not result in the integration 
of infrastructure and development and would not take 
advantage of the infrastructure servicing capacity 
available at Rongotea.  Roading layout would not 
necessarily reflect the village character of Rongotea, 
natural site features may be disregarded and open 

The objectives of the proposal are set out above. 
Option 2 relies on the existing Village zoning and 
district wide provisions to guide development.  This 
would allow for a min. lot size of 500m² across the 
whole site with no controls for permeable areas to 
manage stormwater. The objective to enable 
development in accordance with a Structure plan will 
not be realised.  

This option would preclude a planning approach that 
takes into account the unique characteristics of the 
site such as its location adjacent an area suitable for 
wetland enhancement and stormwater management 

The objectives of the proposal are set out above.  
Option 3 follows the National Planning Standard 
template by introducing the Rongotea South 
Development Area with set objectives and associated 
provisions to guide development.  

Structure Plans are a tool that recognise the unique 
characteristics of land and seek to establish, as 
necessary, place based provisions for that land where 
necessary to achieve the purpose of the RMA. The 
potential opportunities that have been identified as 
part of the assessment of this Plan Change will be 
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space opportunities may not be achieved.  There 
would be no ability to require consultation with mana 
whenua.   

As discussed in the application report, the landowner 
was pursuing this option through a 55 lot subdivision 
that is allowed for under the District Plan. Council 
advised after lodgement of their preference to rezone 
this area to provide an extension to the village. Council 
are therefore in support of the objectives of this plan 
change. 

 

For these reasons, option 1 is not considered the most 
appropriate way to achieve the objectives of the  
proposal.  

 

and the stream network. It applies a “one size fits all” 
approach which would not necessarily provide the 
best overall outcome for the site or achieve the 
objective of a comprehensive and well-planned 
development guided by a structure plan.  

For example, if the Village Zone was to be applied to 
the whole of the site without the Rongotea South 
Development Area provisions, then it is likely that any 
adverse effects on the natural environment including 
the identified wetland and stream/drainage network 
could not be fully avoided as many of the existing 
features on the site are not protected by the current 
provision of the Manawatu District Plan. Furthermore, 
the best and most efficient use of the land resource 
would not be achieved by the intensity of 
development enabled by the existing plan.  

For these reasons, option 2 is not considered the most 
appropriate way to achieve the objectives of the  
proposal. 

enabled by the development of a site-specific 
Rongotea South Development Area provisions. 

The provisions provide a suite of policies to deliver on 
the proposed objectives. Subdivision is provided for as 
a restricted discretionary activity, with matters of 
discretion and performance standards that guide the 
development to achieve the desired outcomes.  The 
performance standards include specifying the min. lot 
sizes, and requiring a portion of all sites to remain 
permeable. There is a requirement to provide a 
stormwater management plan.  Road design is to be in 
accordance with the structure plan and a shape factor 
is introduced. Specific infrastructure performance 
standards are included to require conformance with 
MDC’s engineering performance standards and the 
infrastructure upgrades and open space areas 
required as identified in the structure plan.  

Community aspirations are embedded in the structure 
Plan, as informed by consultation and the Rongotea 
Community Plan.  

For these reasons, Option 3 is considered the most 
appropriate way to achieve the objectives of the 
proposal.  

Efficiency and effectiveness  

Whether the provisions are the most efficient and effective means of achieving the objectives of the proposal (s32(1)(b)(ii) 

Option 1 would not be efficient or effective in 
achieving the objectives of the proposed plan change 
and would be contradictory to Council’s rezoning 
intentions. 

Option 2 would provide for a higher density 
development than what is proposed under Option 3.  
The current village zone rules allow for subdivision 
down to 500m² which would allow approximately 350 

Option 3 is considered the most efficient and effective 
means of achieving the objectives. 

The development of the Structure Plan involved a 
detailed analysis of the site and surrounding area to 
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Option 1 could deliver approximately 55 rural 
residential lots of approximately 5000m².  This does 
not meet the Council objective of rezoning this area 
village zone to meet projected housing needs. 

Option 1 relies on a subdivision design and layout put 
forward by the developer, without the benefit of an 
exercise that explores and documents the constraints 
and opportunities of the site to maximise its efficiency. 

This option would not be effective in providing 
protection for the wetland and stream features of the 
site.  While being adjacent to the Village Zone, it 
would not be required to meet with objectives of the 
village zone that include  green, tree planted streets. 
Previous resource consent applications have not set 
aside areas for public open space which would result 
in less positive outcomes in terms of social, cultural 
and economic wellbeing.  

This option would not be the most effective and 
efficient way of achieving the objectives of the 
proposal, or Council objectives for the area as outlined 
in their draft district plan 

 

sites to be created across the 20ha site that was 
identified by Council for rezoning.  

Without the benefit of a structure plan and associated 
provisions to guide development, there would be no 
requirement to provide for open space, or to set aside 
reserve areas along the scheme drains.  

There are minimal standards for subdivision in the 
village zone currently.  There is only the requirement 
to meet min. lot size, provide sufficient widths for 
vehicle access and to form legal roads when right of 
way access is to more than 8 Lots.  There are no 
requirements to provide for open space areas, or to 
avoid development near waterways.  

While the objectives of the village zone is that the 
village character is maintained, this does not currently 
translate to effective provisions for subdivision and 
there is the risk that the village character would be 
lost.  

This option would not be effective in providing 
protection for the wetland and stream features of the 
site, in accordance with objective 2 of the Rongotea 
South Development Area. 

For these reasons, Option 2 is not the most effective 
and efficient way of achieving the objectives of the 
proposal, or Council objectives for the area as 
indicated in their draft district plan.  

identify its unique characteristics. The outcome is the 
proposed  place based provisions that have been 
developed  to achieve the purpose of the RMA. 

This exercise identified that 140 – 180 lots can be 
provided for to make the most efficient and effective 
use of the site.  The varying lot sizes is effective in 
meeting a variety of community housing needs. 

The Structure Plan covers an area larger than what is 
proposed to be rezoned as it includes the 10ha block 
to the south.  This has enabled sufficient space to 
cater for the stormwater and open space 
requirements of the development.  The scheme drains 
(waterways) and natural wetland area has been set 
aside with direction to vest these assets to Council to 
ensure their ongoing protection and access for 
maintenance.  This is the most effective way to deal 
with sites natural and physical features, while ensuring 
the objective of sustainable urban development is 
realised.  

The detailed 3 Waters assessment that informed the 
structure plan has determined the most efficient and 
effective way to service the development, while 
making the most of the infrastructure capacity 
available at Rongotea.    

For these reasons, Option 3 has been assessed as the 
most effective and efficient means of achieving the 
objectives of the proposal, and the direction that 
Council is seeking in their draft district plan.  
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Benefits  

Assessment of benefits of the anticipated environmental, economic, social, and cultural effects of the provisions, including economic growth and employment (s32(2)(a) 
and (b)) 

There would be some benefits of pursuing option 1, as 
follows: 

• 55 new lots would contribute to the supply of rural 
residential sites to meet demand for this type of 
development 

• No changes to the District Plan would be required 
which would provide cost savings to the council in 
terms of staff time 

• Council may proceed with notifying the plan 
change regardless of any application to subdivide 
under the existing framework, and thereby have 
full control of the rezoning options. 

• A subdivision using the current framework will 
result in a lower scale of development which from 
a social effects perspective, may be more 
acceptable to some people 

There would be some benefits of pursuing option 2, as 
follows: 

• Approximately 350 sites may be realised under the 
current Village Zone rules which would provide a 
considerable boost to housing supply in the 
Manawatu District. 

• This option gives effects to Council’s desire to grow 
the Villages in an area identified by Council as being 
appropriate.  

• This higher density could provide up to a 50% 
increase in population to the Village of Rongotea 
which would provide an economic boost to the 
village, provide a greater pool of local employees 
and improve social outcomes.  

• The minimal restrictions and controls for 
development that currently exist in the District Plan 
could make development more cost effective 

The benefits of pursuing option 3 are as follows: 

• The projected 160 – 180 lots will provide a sizable 
boost to housing supply in an area identified by 
Council as being appropriate for more intensive 
development 

• The structure plan provides for the environmental 
protection of the areas identified as sensitive to 
development. 

• The provisions provide the opportunity for cultural 
values to be reflected in the design of the 
development, if appropriate 

• The urban design framework that informs the 
structure plan has provided a layout and density 
that ensures the village character is maintained.  

• An additional 140 – 160 households will provide 
manageable growth for Rongotea that will deliver 
economic and social benefits for the Rongotea 
community.  It will provide an increase in the pool 
of local employees. 

• The school has the capacity for community growth.  

• It has been determined that there is capacity in the 
existing infrastructure services at Rongotea to 
support this level of development, with minimal 
upgrades required. 
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• The proposed provisions will create greater 
certainty of consenting outcome, with residential 
development enabled as a restricted discretionary 
activity with associated development standards, 
rather than as a controlled activity with little to no 
support via the objectives of the zone and precinct. 

 

Costs  

Assessment of costs of the anticipated environmental, economic, social, and cultural effects of the provisions, including economic growth and employment (s32(2)(a) and 
(b)) 

The potential costs for pursing Option 1 are as follows: 

• If subdivision proceeds without the identification of 
the natural features of the site, there is likely to be 
an environmental cost to development as there 
would be no requirement to set these areas aside 
for ongoing protection.  

• There would be social costs to the community if 
development proceeded that did not create the 
opportunity to provide for much needed recreation 
areas with walking and cycling linkages to the 
village.  

• The economic and social benefits for the 
community of Rongotea would be less likely to be 
realised with a smaller, 55 lot development. 

• There are currently no provisions that require 
consultation with mana whenua to provide them 
the opportunity to have their values reflected in the 

The potential costs for pursing Option 2 are as follows: 

• As with Option 1, if subdivision proceeds without 
the identification of the natural features of the site, 
there is likely to be an environmental cost to 
development as there would be no requirement to 
set these areas aside for their ongoing protection. 

• There would be social costs to the community if 
development proceeded that did not create the 
opportunity to provide for much needed recreation 
areas with walking and cycling linkages to the 
Village.  

• While there will be economic benefits realised with 
a 350 lot development, there may not be the 
demand required for a subdivision of this size so 
areas may be left underdeveloped resulting in 
social and economic costs to the community.  In 
addition, there will be increased infrastructure 
costs to service a development of this size.  

The potential costs for pursing Option 3 are as follows: 

• The structure plan identifies the infrastructure 
required to service the development under a best 
practice scenario to achieve optimal environmental 
outcomes.  Achieving good environmental 
outcomes from the servicing of a housing 
development can result in higher consenting costs. 

  

• The same applies to best practice urban design 
outcomes.  The costs to develop under these 
frameworks can be higher as they can remove the 
ability for a developer to provide minimal roading. 
The block roading layout deters reliance on the use 
of private right of ways, instead of ensuring a road 
layout where the maximum amount of houses have 
a road frontage.  

• There are significant costs associated with 
preparing a private plan change. There is the risk 
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design of open space areas. Adverse cultural effects 
are likely under this option. 

• This option would not require the development to 
be serviced by community infrastructure which 
provides better environmental outcomes and is 
overall a more cost effective means for delivering 
services.  

 

• There are currently no provisions that require 
consultation with mana whenua to provide them 
the opportunity to have their values reflected in the 
design of open space areas. Adverse cultural effects 
are likely under this option. 

• In terms of infrastructure, under this option, the full 
costs of developing a feasible infrastructure 
solution will fall to the developer.  Short cuts may 
be taken with costly environmental effects. 

• While there are existing social and community 
facilities at Rongotea, they may not be able to 
accommodate a population growth of this size. 

that it may be appealed leaving the development 
potential unrealised for a number of years.  

Risks  

Assessment of the risk of acting or not acting if there is uncertain or insufficient information about the provisions (s32(2)(c)) 

Information on the provisions is not uncertain or 
insufficient and therefore no identified risks arise as a 
consequence. 

Information on the provisions is not uncertain or 
insufficient and therefore no identified risks arise as a 
consequence. 

Information on the provisions is not uncertain or 
insufficient and therefore no identified risks arise as a 
consequence. 

  



Page 14 

Summary 

Option 1 would allow for a limited amount of 
development to occur on this site that would meet 
some of the objectives of the proposal, but not to the 
extent that would optimise benefits to the community, 
or the environment. This option runs the risk of 
achieving sub optimal environmental and urban design 
outcomes. Opportunities to provide for and enhance 
social, cultural and ecological values may be lost.  

Option 1 has not been assessed as the preferred 
option for these reasons. 

Option 2 allows for the maximum use of the area that 
would meet some of the objectives of the proposal, 
but that runs the risk of not achieving positive social, 
cultural and environmental outcomes.  The current 
regulatory framework provides insufficient 
mechanisms to achieve good urban design outcomes.  
While there exists some objectives in the village zone 
that seek to ensure future develop maintains the 
village character, these are not reflected in the 
standards for subdivision and therefore sub optimal 
outcomes are likely. There is no requirement to 
provide for open space, or to manage stormwater 
efficiently to ensure positive environmental outcomes 
and to reduce the risks of flooding.  Infrastructure 
costs under this option will be significant.  

Option 2 has not be assessed as the preferred option 
for these reasons.  

Option 3 has included a very thorough examination of 
the sites specific constraints and opportunities. The 
resulting structure plan, development objectives and 
District Plan provisions provide for a development of 
an appropriate size and scale to ensure the existing 
village character of Rongotea is maintained. The 
important natural features of the site have been 
identified and their protection enabled. Best practice 
stormwater management is feasible and planned for, 
and the integration of development with available 
infrastructure ensures sustainable development in 
accordance with the purpose of the RMA.  

Option 3 has been assessed as the most appropriate 
option and is further tested below. 

  



Page 15 

S tep 3  -  Assessment  of  other  prac t i c able  des ign opt ions  for  achiev ing  the  obj ec t iv es .   

Section 32 also requires specific evaluation of the proposed plan provisions. While there are multiple aspects to the Rongotea South Development Area provisions, their 
development followed the progression of the overall structure plan which traversed various options that were subsequently refined. This stage of the Section 32 evaluation 
therefore focusses on evaluating other reasonably practicable design options for achieving the objectives. 

Design Option 1 Key Characteristics 

 

• Initial stages of design did not consider the 
management of stormwater and the space 
required to achieve best practice stormwater 
management 

• There was a north to south roading layout 
proposed, however this resulted in streets that 
abruptly ended and would have required 
multiple turning heads.  

• Two roading connections onto Banks Road were 
considered 

• This option was subsequently refined.  
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Design Option 2 Key Characteristics 

 

• This option had three roading 
connections with Banks Road, which 
has a 100km/hr speed limit 

• The internal road layout meant 6 lots 
on the east would also have frontage 
to Banks Road 

• A stormwater wetland area was 
incorporated and it is proposed that 
the scheme drains are redirected.  

• Walking connections back to Rongotea 
have not been identified 

• 84 lots of 500m2 were proposed 
increasing the density to a minimum of 
180 Lots  
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Design Option 3 Key Characteristics 

 

• Lot yield and typologies responds appropriately to 
housing needs 

• Provides a safe and legible street layout 

• Limits access onto Banks Road to one T intersection 

• Provides an appropriate area for open space 
reserve to protect the area mapped as natural 
inland wetland 

• Responsive to local landscape features 

• Provides for high quality active streetscapes 

• The final structure plan combines and refines the 
best of the options considered above 
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4 .  Conc lus ions  

The Proposed Rongotea South Development Area provisions and accompanying Structure Plan have gone through a 
process of refinement with the final product containing the best aspects of the three options evaluated above. 

Overall, the proposed plan change has been thoroughly informed by a team of multi disciplinary experts and tested in 
terms of Section 32. The resulting proposal provides significant community and environmental benefits while also 
ensuring stormwater is effectively managed and infrastructure servicing is efficiently provided for. The development 
is expected to add to the residential land supply to the extent of 140 – 180 dwellings. While Council initiated 
consultation on this proposal via the Draft District Plan in early 2021, further consultation has occurred with adjacent 
property owners, mana whenua and the community committee.   

Based on the above assessment, the PPC is considered the most appropriate way for achieving the purpose of the Act.  
The proposed objectives for the area are deemed to be efficient and effective.  The costs and benefits to the proposal 
have been assessed against other viable options to conclude that the PPC is the best option for delivering social, 
environmental, cultural and economic benefits.  
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