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1. Purpose

The purpose of this report is to provide an overview of the policy background, methodology
and analysis undertaken to prepare the Draft Napier Hastings Future Development Strategy
(the FDS).

The FDS is a legal requirement of the National Policy Statement on Urban Development 2020
(NPSUD), and acts as a strategic tool to assist with the integration of planning decisions under
the Resource Management Act 1991 (RMA) with infrastructure and funding decisions. It has
been prepared jointly by Hastings District Council (HDC), Napier City Council (NCC), Hawke’s
Bay Regional Council (HBRC) (the councils), in partnership with Maungaharuru Tangita Trust
(MTT), Mana Ahuriri Trust (MAT) and Tamatea Pokai Whenua (TPW).

This report will be updated following public consultation on the draft FDS to address any
matters arising from submissions on the draft FDS.

The overarching vision which has helped guide the development of the FDS is:

The strategic objectives set out below describe what the Draft FDS is seeking to achieve to
ensure the vision is realised and were approved by the FDS Joint Committee in mid-2023.
Objective 12 has been proposed by Tamatea Pokai Whenua post approval of the FDS Joint
Committee. These objectives will form the basis of future implementation and monitoring of the
FDS.

1. Mana whenua and councils work in a to achieve their
shared goals for urban development.
2. We have a compact urban form, focussed around
in Napier and Hastings.

3. Our communities and infrastructure are and
risks from natural hazards.

4. We have a that meet people’s needs in
neighbourhoods that are and .

5. We have a , and businesses can grow in locations that meet their
functional needs.

6. The highly productive land of the is protected for productive uses.

Draft Napier Hastings Future Development Strategy 2024-2054 |
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10.

11

2.

Our communities and business areas are particularly
by public and active transport.

We have for housing and business to meet demand.

Te Taiao/our , including our water
bodies, indigenous biodiversity, wahi taonga and outstanding landscapes.

Our is planned and designed to

. Urban growth and infrastructure investment supports
12.

The for development are a priority and are
recognised and supported

Background

The FDS is an RMA planning document.

The purpose of the RMA, is the sustainable management of natural and physical resources.
In achieving this purpose, matters of national importance must be recognised and provided for
(section 6 matters).

These matters of national importance are summarised as follows:

The preservation of the natural character of the coastal environment (including the
coastal marine area), wetlands, and lakes and rivers and their margins;

The protection of outstanding natural features and landscapes;

The protection of areas of significant indigenous vegetation and significant habitats of
indigenous fauna;

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

The relationship of Maori and their culture and traditions with their ancestral lands,
water, sites, wahi tapu, and other taonga;

The protection of historic heritage from inappropriate subdivision, use, and
development;

The protection of protected customary rights; and
The management of significant risks from natural hazards.

There are a range of other matters that must also be considered and these are listed in Section
7 of the RMA. They include kaitiakitanga, the ethic of stewardship, the efficient use and
development of resources, the maintenance and enhancement of amenity values and the
quality of the environment, the intrinsic values of ecosystems and the effects of climate change.

Draft Napier Hastings Future Development Strategy 2024-2054 |
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The RMA also requires decision makers to take into account the principles of the Treaty of
Waitangi.

These matters have directly informed the FDS, through:

¢ Informing the development of vision, principles and strategic objectives to guide the
development of the FDS;

e Providing a basis for understanding actual or potential development constraints; and

¢ Informing the development of a multi-criteria assessment to enable analysis of various
spatial scenarios for growth and individual growth areas.

The NPS-UD requires the Councils to use the special consultative procedure in section 83 of
the Local Government Act 2002 (LGA) when preparing an FDS. This procedure sets out
detailed consultation requirements, and requires the councils to identify and analyse the
reasonably practicable options that are relevant to the proposal.

The Technical Report below sets out the reasonably practicable growth options for Napier and
Hastings (spatial scenarios) and evaluates them in detail. The evaluation is based on a
comprehensive range of technical data and takes into account the relationship of Maori and
their culture and traditions with their ancestral land, water, sites, wahi tapu, valued flora and
fauna, and other taonga.

The Technical Report also details the outcomes of engagement with iwi and hapd to date in
Section X.

The Napier and Hastings urban environment is identified as a Tier 2 urban environment by the
NPS-UD.

The NPS-UD sets out specific requirements for Tier 2 urban environments and local
authorities, with Policies 1, 2 and 5 being particularly relevant to the preparation of an FDS.
These policies require councils to plan for a well-functioning urban environment, provide for at
least sufficient development capacity to meet demand over the short (three years), medium
(ten years) and long term (30 years), and enable heights and densities commensurate with
levels of accessibility or relative demand in any given area.

The NPS-UD states that the purpose of an FDS is to promote long term strategic planning by
setting out how local authorities intend to:

e Achieve well-functioning urban environments in existing and future urban areas;

e Provide at least sufficient development capacity over the next 30 years to meet
expected demand; and

e Assist with the integration of planning decisions under the RMA with infrastructure
planning and funding decisions.

Draft Napier Hastings Future Development Strategy 2024-2054 |
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At a minimum, an FDS is required to show:

e The general locations for growth in existing and new urban areas over the next 30
years;

e The infrastructure needed to support and service that growth; and

e Development constraints.

Well Functioning Urban Environments

A key requirement of the FDS is to set out how Napier and Hastings will achieve well-
functioning urban environments. These are described in Policy 1 of the NPS-UD as urban
environments that, at a minimum:

e Have or enable a variety of homes that meet the needs, in terms of type, price and
location, of different households; and

e Have or enable a variety of homes that enable Maori to express their cultural traditions
and norms; and

e Have or enable a variety of sites that are suitable for different business sectors in terms
of location and site size; and

e Have good accessibility for all people between housing, jobs, community services,
natural spaces and open spaces, including by way of public or active transport; and

e Support, and limit as much as possible adverse impacts on, the competitive operation
of land and development markets; and

e Support reductions in greenhouse gas emissions; and

e Are resilient to the likely current and future effects of climate change.

Information required to inform an FDS

An FDS must be informed by those matters set out in section 3.14 of the NPS-UD. Detail on
how the development of the Draft FDS has taken these matters into account is set out below.

Napier and Hastings councils completed housing and business development capacity
assessments in late-2021 and late-2022 which have been used as the basis for the draft FDS
(see Appendix 5). An additional economic assessment (May 2024) has been prepared that
updates housing demand estimates and assesses the capacity provided by the Napier PDP
and HDC'’s Plan Change 5 in addition to the different spatial scenarios that have been identified
in the Draft FDS (see Appendix 5).

A number of spatial scenarios (broad locations for growth) have been considered as part of the
development of the FDS. These spatial scenarios, along with the advantages and
disadvantages of each are set out in Section 7 of this report.

Draft Napier Hastings Future Development Strategy 2024-2054 |
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Each of the partner councils’ Long Term Plans (LTP) and infrastructure strategies have been
taken into account in preparing this draft FDS. Consultation on each of the partner council’s
2024-2027 LTPs was undertaken in early-2024 with hearing and deliberations taking place
during the development of the draft FDS.

Due to the disruption to the region as a result of Cyclone Gabrielle, the requirements for the
partner councils to produce a 10-year LTP was reduced to a three-year plan covering 2024-
2027. This change acknowledged the effects Cyclone Gabrielle had on the resources of each
council and their ability to deliver previously planned projects. Despite preparing a three-year
plan, information on budgets and plans beyond 30 June 2027 for NCC and HDC have
been provided to show the community what is in the pipeline over the long term.

One of the key drivers of the FDS, as reflected in the purpose, is to integrate planning decisions
with infrastructure planning and funding. Taking stock of each of the partner council’s LTPs and
infrastructure planning has been critical to ensuring the preferred spatial scenario makes the
most efficient use of existing and committed infrastructure. Engineers and officers from across
each of the councils have contributed to the development and review of the spatial scenarios
as well as the evaluation of potential growth areas (as set out in Section 7). They have also
assisted in identifying strategic development infrastructure necessary to support the spatial
scenarios assessed.

Other relevant strategies that have been considered in the preparation of the FDS include
plans and strategies that relate to planning for growth and these are referenced where relevant
in Section 3 of this report.

The partner councils have worked with iwi and hapi to develop the FDS, and the outcome of
this is reflected in the draft FDS document itself. We have had ongoing korero, engagement
and hui with iwi and hapi who wanted to be involved. This occurred across a number of project
stages and involved identifying strategic issues for growth, identifying potential areas for
growth that reflect iwi and hapi aspirations, and inputting to the evaluation of the spatial
scenarios. Engagement with iwi and hapi will be on-going throughout the consultation period
on the draft FDS.

Clause 3.15 of the NPS-UD requires the partner councils to use the ‘Special Consultative
Procedure’ (SCP) set out in section 83 of the LGA. The SCP requires the partner councils to
make the draft FDS available to the public and to seek the public’s views on it. This is the stage
that the FDS preparation is currently at. The partner councils are seeking written feedback on

Draft Napier Hastings Future Development Strategy 2024-2054 |
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this draft through submissions, and submitters will also have the opportunity to speak to their
submission at a hearing. The FDS will then be updated in response to feedback received
through this statutory SCP process.

Prior to the SCP process, the partner Councils have undertaken consultation and engagement
with a number of relevant stakeholders and the general public. A summary of this process is
set out in Section 5 of this report.

The FDS has also been informed by the policy set in the following national policy statements:

¢ New Zealand Coastal Policy Statement 2010 (NZCPS)

¢ National Policy Statement for Freshwater Management 2020 (NPS-FM)

« National Policy Statement on Electricity Transmission 2008 (NPS-ET)

+ National Policy Statement for Highly Productive Land 2022 (NPS-HPL)

¢ National Policy Statement for Indigenous Biodiversity 2023 (NPS-IB)

+ National Policy Statement for Renewable Energy Generation 2011 (NPS-REG)

More detail on how these national policy statements have informed the FDS and the supporting
evaluation process are set out in the sections below.

The previous Government released a proposed National Policy Statement for Natural Hazards
Decision Making in September 2023. The NPS has not progressed beyond the draft phase
and has therefore not been taken into account. However, natural hazards have been a key
consideration in developing the Draft FDS as detailed in the report below.

Policy 7 of the NZCPS deals with strategic planning (albeit in relation to regional policy
statements and plans). Policy 7 requires consideration as to where, how and when to provide
for future residential or other forms of urban development in the coastal environment at a
regional and district level. In addition, there is a need to identify areas of the coastal
environment where particular activities and forms of subdivision, use, and development are
inappropriate.

The FDS study area and the urban environments of Napier and Hastings span the coastal area
and are, or will be, subject to a range of coastal hazards over the long-term. These matters
are considered in more detail within the constraints analysis set out in Section 6 of this report.

The NPS-FM sets out the objectives and policies for freshwater management under the RMA.
HBRC is primarily responsible for implementing the NPS-FM in the Hawke’s Bay by way of
updating land and freshwater-related provisions in the Regional Policy Statement and regional
plan. New freshwater plans giving effect to the NPS-FM'’s directions need to be publicly notified
(open for submissions) by 31 December 2027.

Draft Napier Hastings Future Development Strategy 2024-2054 |
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By 2030, all regional councils are required to identify and map natural wetlands in accordance
with the NPS-FM and National Environmental Standards for Freshwater Regulations 2020
(NES-FW). The NES-FW contains a number of provisions which heavily restrict or prohibit
development in and around natural wetlands.

In addition to wetlands, the NPS-FM identifies a number of freshwater features which are of
significance and amongst other things require protection to improve water quality for
ecosystem and human health. At a strategic level, the FDS needs to consider the potential
impacts of urban development on water bodies and also look at opportunities to maintain or
enhance these. Many of these matters are identified in Section 6 of this report.

The Government has signalled that replacement work on the NPS-FM has commenced. While
work on a replacement is undertaken, councils remain obligated to give full effect to the NPS-
FM as it currently stands through their new policy statements and plans.

The NPS-ET provides a high-level framework that gives guidance across New Zealand for the
management and future planning of the national grid. In particular;

e it acknowledges the national significance of the national grid, which has to be
considered in local decision making on resource management issues; and

« it guides the management of the adverse effects of activities from third parties on the
grid which helps reduce constraints on the operation, maintenance, upgrading and
development of the grid.

In response to the above, this FDS has identified the electricity transmission network as part
of its constrains mapping exercise and has considered potential effects on the transmission
network as part of the assessment of potential growth areas.

The NPS-HPL was approved in September 2022 and requires that highly productive land is
protected for use in land-based primary production, both now and for future generations.
According to the NPS-HPL, highly productive land is to be mapped and included in regional
policy statements and district plans, and urban rezoning and subdivision of this land is to be
avoided except as provided in the NPS-HPL.

Under the NPS-HPL highly productive land is any land that:

(a) is in a general rural zone or rural production zone; and
(b) is predominantly LUC 1, 2, or 3 land; and
(c) forms a large and geographically cohesive area.

The mapping may also include other land that is not LUC 1, 2 or 3 but is or has the potential
to be (based on current uses of similar land in the region), highly productive for land-based

Draft Napier Hastings Future Development Strategy 2024-2054 |
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primary production in that region, having regard to the soil type, physical characteristics of the
land and soil, and climate of the area.

However, land that, at the commencement date of the NPS-HPL (i.e. 17 October 2022), is
identified for future urban development must not be mapped as highly productive land.
“Identified for future urban development” is defined in the NPS-HPL as:

(a) identified in a published Future Development Strategy as land suitable for commencing
urban development over the next 10 years; or
(b) identified:
(i) in a strategic planning document as an area suitable for commencing urban
development over the next 10 years; and
(ii) at a level of detail that makes the boundaries of the area identifiable in
practice

Because there was no FDS in place as at 17 October 2022, the above will refer to the
Heretaunga Plains Urban Development Strategy (HPUDS).

At this stage, HBRC has not completed the mapping exercise so an interim definition of highly
productive land applies as set out in clause 3.5(7) of the NPS-HPL.

The NPS-HPL restricts urban rezoning of highly productive land unless:

(a) the urban rezoning is required to provide sufficient development capacity to meet
demand for housing or business land to give effect to the National Policy Statement on
Urban Development 2020; and

(b) there are no other reasonably practicable and feasible options for providing at least
sufficient development capacity within the same locality and market while achieving a
well-functioning urban environment; and

(c) the environmental, social, cultural and economic benefits of rezoning outweigh the
long-term environmental, social, cultural and economic costs associated with the loss
of highly productive land for land-based primary production, taking into account both
tangible and intangible values.

It is noted that Government has signalled its intention to redefine ‘highly productive land’ by
removing LUC3. Until that proposal passes into law, councils and consent authorities remain
obligated to implement the NPS-HPL as it currently stands.

The NPS-IB seeks to maintain indigenous biodiversity across Aotearoa New Zealand so that
there is at least no overall loss in indigenous biodiversity. It seeks to achieve this by:

(a) recognising the mana of tangata whenua as kaitiaki of indigenous biodiversity;
(b) recognising people and communities, including landowners, as stewards of indigenous
biodiversity;

Draft Napier Hastings Future Development Strategy 2024-2054 |

ITEM 4 PAGE 14

Item 4



Item4  Adoption of Draft Future Development Strategy for Notification
Napier Hastings FDS - Technical Report - Final Compiled (Attachment 4) Attachment 4

(c) protecting and restoring indigenous biodiversity as necessary to achieve the overall
maintenance of indigenous biodiversity; and

(d) while providing for the social, economic, and cultural wellbeing of people and
communities now and in the future.

The NPS-IB requires the councils to map Significant Natural Areas (SNAs) using a specified
methodology. Where information about areas used by specified highly mobile fauna is
available, HBRC must record areas outside SNAs that are highly mobile fauna areas. HBRC
must also assess the percentage of indigenous vegetation cover in its urban and non-urban
environments and set a target of at least 10 per cent indigenous vegetation cover for any urban
or non-urban environment that has less than 10% cover of indigenous vegetation. In
consultation with mana whenua and the councils, it may also set higher targets for indigenous
vegetation cover.

This work has not yet been completed by HBRC or the councils. The Government has also
signalled its intent to amend the NPS-IB and has advised that councils are no longer required
to comply with the SNA provisions.

Information on ecological areas held by the councils has been to inform the constraints analysis
set out in Section 6 of this report.

The NPS-REG seeks to provide for the development, operation, maintenance and upgrading
of new and existing renewable electricity generation activities. The Draft FDS does not impact
existing renewable energy operations in the FDS study area or surrounds.

In preparing the FDS a study area has been identified around the existing urban areas of
Napier and Hastings. The study area is shown on Figure 1 and includes Napier, Taradale,
Hastings, Flaxmere, Havelock North, the surrounding Heretaunga Plains and peripheral areas
including Bay View and Whirinaki, Whakatu, Clive, Haumoana and Te Awanga and a number
of rural settlements on the Heretaunga Plains within an approximate 20-minute (uncongested)
drive time from the main centres of Napier and Hastings.

The study area is not intended to represent the full extent and locations where urban
development will occur. Within the study area there are locations where land would be
inappropriate for urban development.

Draft Napier Hastings Future Development Strategy 2024-2054 |
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HPUDS, initially developed in 2010, was a joint strategy developed by Hastings District
Council, Napier City Council, Hawke’s Bay Regional Council and mana whenua to manage
urban growth on the Heretaunga Plains over a 30-year timeframe through to 2045. Subsequent
updates and amendments to HPUDS were made in 2017.

The Draft FDS builds on and replaces HPUDS, responding to the new requirements of the
NPS-UD and other recent national direction, including the National Policy Statement for Highly
Productive Land 2022 (NPS-HPL). In preparing this Draft FDS, all unzoned future growth areas
identified within HPUDS have been reconsidered to determine their appropriateness to
accommodate future development.

HPUDS was based on a preferred settlement pattern that recognised the community’s
preference to maintain the versatile land of the Heretaunga Plains for production purposes.
The strategy defined growth areas and urban limits (refer to Figure 2), with a need to balance
increased intensification and higher densities close to the commercial nodes and higher
amenity areas in the districts, against the provision of lifestyle choice. Under HPUDS,
development was expected to transition to 60 per cent intensification, 35 per cent greenfield,
and five per cent in rural areas by 2045.

HPUDS sought to recognise and provide for mana whenua values and aspirations, including
through governance and implementation of the strategy, and by recognising the unique
relationship that mana whenua have with the land, waterways and other people. HPUDS
specifically provided for Marae-based settlements at Bridge Pa and Omahu, noting that
servicing could be more practically achieved in these locations from a physical and cost
viewpoint than more remote marae. HPUDS also acknowledged and supported the
development of papakainga housing. The Draft FDS continues to promote this approach.

Strong growth since 2015 has seen development in rural and greenfields areas maintain their
shares of the market, although a significant proportion of greenfield development has been in
higher density retirement villages. It is only in recent years, in a cooling housing market, that a
proportionate shift towards intensification and more efficient use of greenfield growth areas
has started to occur.

A number of growth areas identified within HPUDS have been enabled through plan changes
and detailed planning, and now form part of the existing urban environment. Several have been
recently developed or are under development, including:

e Parklands

e TeAwa

e Mission Hills

e Brookvale Road

e Lyndhurst

e York Road (Wairatahi Fast Track Consent)
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e Howard Street

e Tomoana (industrial)

e Irongate (industrial)

e Omahu Road (industrial).
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Figure 2 - HPUDS Overview Map (2017)
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3. Relevant Documents and Strategies

The partner councils have prepared and adopted (or are currently developing) a number of
different strategies which have been used to help inform the development of the draft FDS. A
summary of key documents and relevant aspects of these to the FDS is included below.

3.1 Napier Spatial Picture

The Napier Spatial Picture provided a stocktake of statutory and non-statutory documents
prepared by Napier City Council as a precursor to the development of the FDS. The Spatial
Picture also identified growth opportunities at a conceptual level, making recommendations for
further work to be undertaken as part of the development of a Spatial Plan for Napier and
Hastings, or as a precursor to that if necessary. This included identification and evaluation of
potential intensification areas (e.g. medium density residential areas) in more detail in the
context of the NPS-UD requirements to help inform the District Plan Review.
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Figure 3 - Napier Spatial Picture High-level Intensification Strategy (2022)
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The Napier Proposed District Plan (PDP) was notified on 21 September 2023. This follows a
Draft District Plan that the Napier City Council sought public feedback on in 2021.

The PDP introduces a new planning framework for Napier, including a suite of new zones to
manage development within the city. The zoning proposed was informed by the Napier Spatial
Picture and High-Level Structure Plans that NCC prepared in 2022.

A total of 290 submissions were received on the PDP. Hearings for the PDP are scheduled to
commence from the end of 2024 and will continue throughout 2025.

Three topics were not included in the PDP and will be progressed as a variation to the PDP.
These topics include:

o Natural hazards;
o Sites of significance to Maori;
o Significant Natural Areas and other provisions required to implement the NPS-IB.

The zoning proposed in the PDP is current and based on recent planning work undertaken. It
has therefore formed the starting point for the Draft FDS in terms of defining areas of residential
intensification.

Plan Change 5 was notified by HDC on 29 October 2022 with its purpose being to implement
Policy 5 of the NPS-UD. Policy 5 required all Tier 2 authorities to undertake a plan change to
enable increased heights and density in highly accessible urban areas. At the same time, there
was also a growing recognition within the District that greater intensification should be enabled
to help reduce the demand or requirement for further greenfield expansion and to help create
a more compact urban form. PC5 was originally notified in October 2022 and re-notified in July
2023. A total of 152 submissions and 31 further submissions were received.

The notified version of Plan Change 5 provided for a relaxation of density controls as well as
bulk and location standards across the General Residential Zone. However, following review
of submissions, the completion of the Infrastructure Constraints Report and an additional
demand assessment, it was recommended by Council officers that Medium Density
Residential Development be confined to a zone generally 400m from the main urban centre
and key transportation routes (for example, see Figure 4). The remainder of the General
Residential Zone was recommended to retain the existing density provisions. HDC's refined
position has been used as a basis for the level of intensification to be enabled across Hastings,
Flaxmere and Havelock North within the spatial scenarios considered within this report.

The hearings for Plan Change 5 occurred in early April 2024. After consideration of
submissions, the commissioners requested additional information from officers to assist in
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decision making. Following receipt of this information the commissioners have deliberated but
as of the date of publishing the draft FDS, decisions have not been received.

The zoning proposed in Plan Change is current and based on recent planning work
undertaken. It has therefore formed the starting point for the Draft FDS in terms of defining
areas of residential intensification.
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Figure 4 - Proposed Medium Density Residential Zone Extent (March 2024)

3.4 Growth in the Hills

In 2020, NCC investigated residential development options in the western hills near Taradale
to help inform the District Plan Review.

This work involved the development of high-level structure plans to identify land that could be
suitable for housing and supporting land uses such as neighbourhood centres, reserves, and
transport routes. Two areas were investigated - Taradale Hills and Tironui Drive.

The analysis used to prepare the structure plans determined that the growth options in the hills
are expensive and produce relatively little housing yield. This was largely driven by
topographical challenges for conventional urban development in these areas. The cost of
delivering individual lots was considered to be prohibitive and would likely be unfeasible for
market-led development.

3.5 Napier High Level Structure Plans

In 2023, NCC prepared High Level Structure Plans for eight of Napier’s neighbourhoods,
including Ahuriri, City Centre fringe, Marewa, Maraenui, Onekawa and Pirimai, Tamatea,
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Greenmeadows and Taradale. The purpose of these structure plans was to fine tune the
approach to intensification outlined in the Spatial Picture as a means of informing the zoning
proposed in the PDP. The structure plans also outlined the local infrastructure needed to
support growth in these areas to inform Council investment. It also outlined priority areas for
Council investment, based on development capacity and accessibility. This prioritisation was
intended to give a high-level indication of which areas will be expected to grow the quickest,
and therefore would benefit most from council investment in response to urban growth.

The high level structure plans also provided analysis of Napier’s greenfield sites, including Bay
View, the western hills and the area south of Napier (South Pirimai, Riverbend and the Loop).

This aspect of the project was prepared to a preliminary level and was intended to inform the
preparation of the Draft FDS.
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Figure 5 - Napier High Level Structure Plan overview map (2023)
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HBRC is currently progressing Plan Change 9 to the Regional Resource Management Plan to
include new rules to manage water quality and quantity for the TataekurT, Ahuriri, Ngaruroro
and Karami (TANK) catchments. Decisions for the TANK Plan Change were notified
September 2022, and Environment Court appeal proceedings are currently underway. The
TANK Plan change is one of several initiatives that the HBRC has underway to implement the
NPS-FM.

The decision version of the TANK Plan Change includes a number of provisions that will limit
water take consents and the ability to increase water supply capacity to accommodate growth
to cater for residents and businesses as the aquifer is considered to be over-allocated.

Historically, the amount of water taken for urban uses from the aquifer has been limited by
consents which may no longer be sufficient for future demand even with more efficient use.

The Regional Land Transport Plan (RLTP) is the primary document guiding integrated land
transport system planning and investment across the Hawke's Bay Region. A draft RLTP,
prepared under the Land Transport Management Act 2003, was consulted on in early-2024.

The draft RLTP sets out the strategic direction for land transport in the region over the next 10
years and describes what the region seeks to achieve to contribute to an efficient, resilient,
and safe land transport system.

In addition to outlining the strategic direction for the region, the RLTP also outlines the activities
and key investments proposed to deliver the strategic direction. The RLTP also sets out the
devastation caused by Cyclone Gabrielle and the impacts this has had on the region’s transport
system.

The Regional Public Transport Plan (RPTP) was adopted by HBRC in 2022 and sets out a
step change in public transport provision across Hawke’s Bay from mid-2025. This change
seeks to deliver a public transport service that is safe and accessible while improving the
economic, social, and environmental wellbeing of our communities.

A key feature of the RPTP is a new bus network where services have been designed around
the needs of current and future passengers, enabling greater integration across the network.
The new bus network will move to a high frequency, more direct patronage model with routes
that run the same way in both directions, reducing travel times, and increasing reliability for
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passengers. In addition, the time of day over which bus service will operate will be expanded
to create a more useful and convenient service for passengers.

Route Map (2030)
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Figure 4 - Proposed 2030 Bus Service Route Schematic

3.9 Te Matau-a-Maui Regional Recovery Plan

The 2023 Regional Recovery Plan (RRP) set out a pathway for the first fifteen months post
Cyclone Gabrielle through to May 2024. Of particular relevance to the preparation of the Draft
FDS, the RRP included priorities relating to:

e restoring and enhancing flood protections to prevent or reduce impacts of future
extreme weather events;

e restoring the natural environment to build resilience and help mitigate impacts of future
extreme weather events; and

e planning and prioritising critical infrastructure assets that are more resilient to the
impacts of future extreme weather events.

A second iteration of the RRP is under development and will be released in mid-2024. This
iteration will more fully set out the reconstruction and improvement activities to take place over
the medium and long terms.
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In May 2020, Napier City Council and Hastings District Council released the draft Sub-Regional
Industrial Land Strategy (RILS). The objective of RILS was to recommend a strategy for
accommodating industrial development over the next 30 years, with land demand projections
focused on the next 10-year period for the Hastings District and Napier City local authority
areas.

The key observations of RILS include:

e Population growth and economic activity in the Napier — Hastings area has been strong
(relatively) in recent years and further growth in both appears likely;

e Land supply does not necessarily match the specific requirements of the market;

o Existing industrial nodes have developed from and about legacy industry rather than in
locations selected for amenity, function and long-term growth;

e Many nodes are surrounded by land developed for residential or commercial activity
and/or land of high productive value, limiting opportunity for the expansion of the node;

e Infrastructure servicing to numerous industrial nodes is expensive (capital &
maintenance) and requires volume and scale to be viable;

o Whilst appropriate for the study period, incremental expansion of existing industrial
areas to keep up with land demand is not a strategic solution for the future.

Based on the above, the RILS recommended the development of a long-term industrial growth
strategy, and the investigation of the development of one to three industrial hubs to serve the
wider region. The hub(s) will need to meet the future standards in relation to infrastructure,
climate change protection, environmental impact and accessibility.

The RILS identified the land between Whakatu and Tomoana as an ideal location for at least
one hub. However, this area contains some of region’s most productive land and the loss of
this is land is not consistent with community preference or the NPS-HPL.

The Regional Freight Distribution Strategy 2024 (RFDS) was commissioned by the Matariki
Governance Group and provides a 30-year strategic view of the Hawke’s Bay freight network.

The RFDS outlines that the region’s trade, domestic and international imports and exports rely
on the reliable performance of three strategic freight corridors — State Highways 2 and 5
providing connections to the north, west and south, and Napier Port connecting the region to
the South Island and overseas markets.

The RFDS sets out a number of key themes and projects it considers are required to support
the region’s economy. Of particular relevance to the FDS study area are:

e further investments / upgrades to state highway corridors;
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A

potential establishment of a multi-modal industrial hub along the State Highway 2

corridor near Paki Paki;

improving connections in the Ahuriri Triangle; and

develop the Napier Airport freight hub.
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Figure 5 - RFDS Hawke's Bay Network Map
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3.12 Clifton to Tangoio Coastal Hazards Strategy 2120

The coastline south of Clive through to Te Awanga which falls within the FDS study area is
particularly vulnerable to coastal hazards and has been subject to the effects of coastal
inundation and coastal erosion, most recently in June 2024.

The Clifton to Tangoio Coastal Hazards Strategy 2120 sets an adaptive management pathway
to manage these risks over the next 100 years. The strategy focuses on ‘Coastal Units’ that
are based on a combination of ward boundaries, land area units and topography. The units are
identified from north to south along the coast (A to L), with four additional units (M to P)
extending landward to incorporate land areas that may be affected by coastal inundation and
tsunami (refer to Figure 6).
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Figure 6 - Clifton to Tangoio Coastal Units

In 2025, the partner councils will be seeking feedback from the community on proposed coastal
adaptation options.
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4. Inputs and Assumptions

A key input into the development of the Draft FDS was Housing and Business Capacity
assessments prepared for Napier and Hastings. Napier and Hastings councils completed
housing and business development capacity assessments in late-2021 and late-2022 which
have been used as the basis for the draft FDS (see Appendix 5). An additional economic
assessment (May 2024) has been prepared that updates housing demand estimates and
assesses the capacity provided by the Napier PDP and HDC’s Plan Change 5 in addition to
the different spatial scenarios that have been identified in the Draft FDS (see Appendix 5).

To understand the future in Napier and Hastings, a Housing Capacity
Assessment (HCA) was prepared in 2021. The HCA demand has since been updated to
include the most up-to-date StatsNZ population projections’ which reflects the impact of
COVID-19 and more recent information about birth and mortality rates. The updated
information is used to inform the Draft FDS and was based on the StatsNZ medium-high
outlook. This included updating the baseline to 2022 and undertaking additional development
capacity analysis of the Napier PDP and PC5 in Hastings.

The HCA identifies that approximately 5,700 additional dwellings will be required in Napier over
the next 30-years, while approxaimtely 8,220 additional dwellings will be required in urban
areas of Hastings.

In addition to this, the councils are also required to consider a competitiveness margin over
and above the expected demand, to support choice and competitiveness in housing land
markets. The competiveness margin is equivalent to 20% over the short and medium-term,
and 15% over the long-term. When this is accounted for, the Draft FDS needs to ensure there
is capacity for at least an additional 16,320 dwellings across the Napier and Hastings urban
area over the next 30-years. Of this, approximately 6,700 additional dwellings will be needed
in Napier and approximately 9,620 additional dwellings will be needed in Hastings.2

In terms of , the Business Capacity Assessment (see Appendix
5) identifies that their will be demand for 21.4 additional hectares of commercial and retail
floorspace in Napier and 13 hectares in Hastings over the long term. Demand for industrial
land of approximately 55 hectares in Napier and 141 hectares in Hastings over the long term
has also been identified.

" December 2022.

2 Across the wider Hastings District, a further 2,050 dwellings, are required to meet demand in rural areas. These
will need to be met in rural parts of the Hastings District (including rural residential areas) outside of the main urban
areas and are not required to be provided as part of the FDS.
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Table 1 below identifies residential capacity which exists within greenfield development areas
around the urban areas of Napier and Hastings. In total, it is esimtaed that there is approximate
capacity of 4,210 dwellings in these locations.

Table 1 - Existing Zoned Greenfield Residential Capacity

Estimated Remaining
Capacity (Dwellings)

Existing Zoned or Consented Greenfield Development Areas

Mission Hills, Napier 800
Te Awa, Napier 615
Parklands, Napier 320
Wharerangi Road, Napier 350
Wairatahi, Flaxmere 460
Waingakau Village, Flaxmere 85
Brookvale (Stages 1 - 3), Havelock North 550
lona, Havelock North 345
Keiranga Road, Havelock North 20
Ryman Village, Havelock North 45
Havelock Plateau 20
Howard Street, Hastings 350
Lyndhurst Stage 2, Hastings 140
Te Awanga 100
Haumoana 10
Total 4,210

In addition to the above, Market Economics have estimated the quantity of commercially
feasible residential capacity and potential development capacity (PDC) that could be provided
for within existing urban areas. PDC refers to the number of dwellings that could be reasonably
be expected to be realised, noting that there are a range of reasons why a landowner may not
wish to sell or redevelop their property. Modelling from Market Economics indicates that
between 2,770 and 4,080 dwellings in Napier® could be realised in existing urban areas while
the equivalent figure for Hastings is between 3,940 and 5,850 depending on the uptake of
intensification opportunities.*

3 Table 4-14.
4 Table 4-13.
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When combined with the residential capacity which exists in greenfield areas, there is currently
supply for up to 14,140 additional dwellings across Napier and Hastings. This means that at a
minimum, the draft FDS must find capacity for an additional 2,180 dwellings.

A key aspect of the baseline information that needed to be considered in the development of
the Draft FDS was the intensification opportunities enabled by the Napier PDP and Hastings’
Plan Change 5. This information was critical in understanding the long-term residential
development capacity that could be available in meeting the requirements of the NPS-UD.

The uptake of residential capacity through intensification, particularly within existing urban
areas, is influenced by factors such as:

e Location attributes (accessibility, community facilities, and local land values);

+ Affordability as influenced by household incomes, interest rates, inflation rates and
construction costs;

e Macro-economic conditions (economic growth levels, business/consumer confidence
levels, and growth cycles); and

e Households’ dwelling preferences (e.g., detached-vs-attached).

To facilitate the move from away from the predominant pattern of growth of Napier and
Hastings over the past few decades from detached homes in greenfield areas towards
intensification, a shift in housing preferences is needed. Generally speaking, this is a shift in
demand away from detached dwellings on larger sites to attached dwellings and apartments,
as well as detached dwellings on smaller sites.

To look at how realistic such a shift in demand could be in the local context, Market Economics
analysed building consents data for Napier and Hastings and compared these against patterns
observed in other urban economies.5 These economies are represented by territorial
authorities classified by the NPS-UD as Tier 1 and Tier 2.

This analysis which utilised attached dwellings as a proxy for the uptake of intensification
opportunities in existing urban areas and considered five different development pathways
based on trends observed elsewhere in New Zealand (refer to Figure 7). This analysis
identifies that a strong and sustained shift towards attached dwellings will be required over the
long-term to support a greater share of new housing being delivered within the existing urban
areas of Napier and Hastings.

5 Market Economic, Section 3.4 pg. 21-27.
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Figure 7 - Potential Growth Profiles for Attached Dwellings in Napier-Hastings (Source: Market
Economics, 2024).

There is however some uncertainty around the overall scale of change and how fast the
transition may occur. However, factors such as affordability and accessibility as well as
changing household structures (small families and the ageing population) are likely to support
the shift towards more attached forms of housing over the long-term.

Retirement villages constitute a different housing market with its own attributes and features
that aren’t easily captured in the assessment of commercially feasible housing development.

Birman Consulting prepared a report (‘Birman Report’) of forecast demand growth under the
‘medium-high’ projections for retirement village housing in the Napier-Hastings area over the
next 30 years (from 2023 to 2053). The Birman Report concluded that the Hawke's Bay
population is undergoing a fundamental compositional change as a growing percentage of the
population passes into retirement age. Within the next 30 years, the number of people aged
65+ will increase by 60%; those aged over 75 will double; and the number of people aged 90+
will more than triple. This trend will also continue and intensify beyond the 30-year projection
period.®

Based on the similar trends following the existing supply and occupancy of retirement villages
in the Napier and Hastings area, the Birman Report anticipated a total of 2,450 additional
retirement village-based independent living units (equal to approximately 80 units per year)
would be needed over the next 30 years.” This demand anticipates a growing general interest
in retirement village living over time and the existing unmet demand across the Napier and
Hastings areas. In their revised Housing Capacity Assessment, ME estimated around 1,560

6 Birman Consulting Limited May 2023, Retirement Village Sector Housing Demand Forecasts 2023 — 2053, pg. 4.
7 Birman Consulting Limited May 2023, pg. 15.
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additional retirement village-based independent living units (equal to approximately 52 units
per year) would be required. The two different projections arise from the assumption of
penetration rates® and the average number of occupants per unit being used in the two reports.

Despite the difference between the two projections, the FDS needs to acknowledge that the
ageing populations of both Napier and Hastings will have significant implications for future
housing development, particularly regarding the types of housing likely to be in demand. It is
reasonable to assume that this will mean a preference for smaller properties, including smaller
lots. Furthermore, because the trend will be largely driven by people of retirement age who are
often selling up a larger family home to down-size, there is likely to be a corresponding relative
increase in the availability of larger old homes coming onto the market, versus that of smaller
homes.

In terms of the locational preferences for retirement village developers, the Birman Report
indicates a preference for sites that are close to an existing urban area with the majority of new
residents typically coming from the local area. Hence, in the FDS study area, people from
Napier, Hastings and Havelock North will tend to gravitate to a retirement village within their
home town, and often (if the choice is available) within their home suburb. Other features that
may be considered for siting a village include proximity to bus routes and shopping.

Like many other urban centres across New Zealand, demand for social and more affordable
housing options across Napier and Hastings is growing. This demand is often accommodated
by non-mainstream providers such as Community Housing Providers (CHPs) and Kainga Ora.
The Ministry of Social Development records that there is currently a waitlist of 1,380
households on the social housing register across both Napier and Hastings.® To help address
this latent demand for housing, Kainga Ora currently has several hundred new homes in
various stages of planning being advanced across both Napier and Hastings.

Households associated with these providers have housing needs, but affordability constraints
mean that they are often unable to find suitable accommodation through the private market.
The development activities of non-mainstream providers do not follow the same due-diligence
steps as the mainstream market because they tend to have different risk-return profiles that
are not easily captured in housing capacity assessments.

Demand projections indicate the majority of demand will be from households in lower income
bands, which modelling indicates will be challenging for the private market to deliver from a
commercial feasibility perspective. Overall, this indicates that social housing providers will
have an important role to play in helping to meet the future housing needs of Napier and
Hastings.

8 “Penetration Rates” refers to the estimated resident numbers in retirement villages as a percentage of the over
75+ population.
9 Ministry of Social Development, March 2024.
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The evaluation of the overall Draft FDS strategy, including the spatial scenarios and potential
growth areas, was completed in five stages with stages 3, 4 and 5 being an iterative process
of review.

involved a review of existing council plans and strategies related to growth
(refer to Section 3 above) and undertaking a high-level assessment of development
opportunities and constraints (refer to Section 6 below). This analysis was then used
to identify indicative areas that could be considered for future growth and to inform
initial public engagement through the Issues and Options report and the Call for
Opportunities.

involved developing thematic spatial scenarios for engagement with Council
staff, elected officials and key stakeholders (refer to Section 7 below). Broad areas for
growth that informed the thematic scenarios were derived drawing on a range of factors
including whether the site was contiguous with the existing urban area, whether the site
broadly fell within the areas identified within the Issues and Options report, feedback
from key stakeholders (including through the Call for Opportunities), discussions with
Council planning staff on where there was known interest in development based on
pre-application discussions or lodged resource consents, and consideration of the
opportunities and constraints mapping. The purpose of this stage of the development
of the strategy was to identify potential issues with the spatial scenarios, understand
potential infrastructure requirements and to refine the scenarios prior to more detailed
analysis.

a. A qualitative evaluation of each thematic spatial against broad criteria was
undertaken (refer to Section 7.3). This qualitative assessment used a traffic
light approach:

e Green: the scenario aligns with/can align with the criteria better relative to
other scenarios.

e Amber: the scenario partially aligns outcome/criteria or performs similarly
relative to other scenarios.

¢ Red: the scenario does not or is unlikely to align with the outcome/criteria
or performs poorly relative to other scenarios.

involved more detailed evaluation and engagement on a series of refined
spatial scenarios and long-list of growth areas drawing on feedback received on the
thematic spatial scenarios. This includes an analysis of the advantages and
disadvantages of each spatial scenario (as required by the NPS-UD) at a strategic
level, which was informed by the opportunities and constraints mapping analysis, along
with the FDS outcomes. This analysis was also supported by further technical analysis
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regarding development capacity and transport impacts. Refer to Appendix X for this
technical evaluation.

a. As part of this analysis assumptions for each growth area including the size of
the growth area, typology and density of future development and the potentially
realisable yield were calculated to help understand the potential costs or
benefits of development.

(4) involved a more granular evaluation of potential growth areas that were aligned
with the refined spatial scenarios.'® This is explained in more detail in the report below
but broadly involved more detailed analysis of 38 individual growth areas (29 residential
and 9 business). These were then assessed using a multi-criteria analysis (MCA) that
was informed by the draft FDS outcomes and relevant national guidance. Additional
areas identified through ongoing engagement or more detailed information provided by
landowners about development opportunities (the type and scale of development) or
constraints (e.g. operational requirements for Hastings Aerodrome) as also included
within this assessment and assessed against the same framework.

(5) involved taking on board the more detailed analysis of individual growth areas
to inform the final assessment of the advantages and disadvantages of the refined
spatial scenarios to establish a preferred spatial strategy for growth.

Multi-criteria analysis (MCA) is a planning tool used to objectively evaluate different options. It
is a common tool used for spatial planning exercises in New Zealand and internationally.

An MCA can assist to navigate differing values amongst members of the community about
growth and consider trade-offs where multiple values may overlap. For the Draft FDS, an MCA
process has been used to help inform decision making by assessing how potential growth
areas scored relative to each other for each criterion and to better understand the potential
advantages and disadvantages of development in that location (relative to other options).

An MCA process is useful for providing a transparent and robust tool in deriving the ‘best
possible’ outcome. In relation to the consideration of growth areas, this means that clear and
carefully considered criteria are essential to reaching a result that best meets the FDS
objectives. These criteria were initially developed by the internal TAG and workshopped with
the FDS Joint Committee in advance of the Call for Opportunities. The criteria that were

10 During this more detailed analysis, constraints mapping was taken into account when refining growth
site boundaries. This means that several sites were redrawn to deliberately avoid significant growth
constraints such as large areas highly productive land.

Draft Napier Hastings Future Development Sirategy 2024-2054 |

ITEM 4

PAGE 34

Item 4



Item 4

Adoption of Draft Future Development Strategy for Notification
Napier Hastings FDS - Technical Report - Final Compiled (Attachment 4)

Attachment 4

developed link back to the FDS objectives as well as relevant national policy direction (e.g. the
NPS-UD) and represents a best practice approach that has also been adopted for other Tier 2
FDSs (or Spatial Plans) including those prepared by Queenstown Lakes, Rotorua, Gisborne
and Nelson/ Tasman.

Table 2 below sets out the criteria used within the MCA process and also provides links back
to the Draft FDS objectives and other relevant statutory documents such as the RMA and NPS-
UD. Slight variations in the criteria were used to consider residential(*) and business(*) sites
in recognition that they have different functional needs in terms of their location.

A range of information was used to evaluate growth areas against the criteria. This included
information supplied by the councils, additional technical information supplied by landowners
or information available as part of plan change or resource consent processes. Advice from
the TAG and other experts (e.g. soils and traffic engineering) also informed the assessment.

Table 2 - Criteria used within the MCA process

FDS O1 & 12; RMA

Impact on Cultural Values s6(e) & s8; NPS-UD 05,
Cultural P9.
Values
_ . I FDS 01, 4 & 12; RMA
Hapu and iwi development aspirations s6(e), NPS-UD 05, P9
Housing® Housing Capacity / Ease of Development / Housing  FDS 04, 8 & 11; NPS-
9 Choice UDO1&2,P1,2&5
Business Site feasibility (size, ground conditions, topography) LFJ%SO?S&;? 8, NPS-
Land (Site
Suitability)” . . . - FDS 05, 7 & 8; NPS-
Strategic site location with ability to grow UD O1 & P1

Accessibility /

Supporting Accessibility to a range of commercial and FDS 02, 7 & 11; NPS-
Emissions community services UbD O1,P1 &5
Reductions
Impact from Coastal Hazards (e.g. inundation, FDS O3; RMA s6(h);
tsunami) NPS-UD 08, P1
Natural FDS O3; RMA s6(h);
Hazards and Impact from Flood Hazards NPS-UD 08, P1
Climate
Change . FDS O3; RMA s6(h);
Resilience Impact from Cyclone Gabrielle NPS-UD 08, P1

FDS 03; RMA s6(h);

Impact from Land Hazards NPS-UD O8, P1
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Highly
Productive
Land

Natural
Environment

Infrastructure
Capacity and
Development

Miscellaneous

Impact on Highly Productive Land

Impact on Biodiversity Values (e.g. SNA)

Impact on Freshwater Values

Impact on and provision of Water Infrastructure

Impact on and provision of Waste Water
Infrastructure

Impact on and provision of Storm Water
Infrastructure

Impact on and provision of Transport Infrastructure

Impact on and provision of Parks and Open Space

Impact on and provision of Schools

Impact on and provision of other infrastructure (e.g.

electricity)

Any other significant development constraints (e.g.
ONLs, Airport Noise)

FDS 06; NPS-HPL

FDS 09; RMA s6(c),
NPS-1B

FDS 09; RMA s6(a);
NPS-FWM

FDS 010 & 11; NPS-UD
06(a)

FDS 010 & 11; NPS-UD
06(a)

FDS 010 & 11; NPS-UD
06(a)

FDS 010 & 11; NPS-UD
06(a)

FDS 010 & 11; NPS-UD
06(a)

FDS 010 & 11; NPS-UD
06(a)

FDS 010 & 11; NPS-UD
06(a); NPS-ET

NPS-UD 06(a), RMA
s6(b)

The MCA against the criteria was undertaken by the project team, council officers (including
subject matter experts where available), members of the Technical Advisory Group, and
representatives of the PSGE’s in late-2023, early-2024. The MCA included assessment on a
numerical scale of -1 to 4, with 4 being the best and aligned to a traffic light scale for ease of
reading (e.g. Green = 4 or 3, Amber = 2 or 1 and Red = 0 or -1). An example of the output is
provided in Figure 8 overleaf.
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Accessibility / Supporting
Emissions Reductions

Coastal Flooding Cyclone Gabrielle

3= Proximate to schools and Havelock
North Centre. Benefits from direct
‘access to the proposed frequent bus

4= the ares is not susject o any | P
cosstal hazards.

o9 | impacrza by ioosing from

HN3b" ona Ra/Middle R
Cyclone Gabrielle.

development and this wouf
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Gevelopment.

3=0nly3 small part of the ares 1s
fs. Thi

la=the area any|

: =
cosstal hazaras impacted by flooding from

Cyclone Gabrielle

mitigated  avol
be factored into the
Should urbanisa

Figure 8 - Example of MCA scoring and analysis

No criteria in the initial MCA process was given primacy, and the criteria were not ranked in
order of importance. For this reason, the number of red/amber/green scores that a particular
site received is not necessarily indicative of the overall appropriateness or otherwise of the site
for inclusion in the Draft FDS. A weighting exercise (utilising the scoring) was subsequently
undertaken as a sensitivity test to the results of the MCA. This was considered necessary as
while the criteria set out in the MCA allow for individual site qualities to be broadly qualified
through the assessment, weighting the criteria helps to add a quantification of the reasons for
potential selection. This recognises two important points in relation to the appropriateness of
urban development on any given site in the context of the constraints present across Napier
and Hastings:

o that not all of the criteria are of equal importance; and
e that it is possible to mitigate some site conditions if they are assessed as not meeting
— or even contradicting — a criteria.

Under these sensitivity tests, criteria relating to Highly Productive Land, Natural Hazards and
Climate Change Resilience and Accessibility were assigned a higher ranking relative to all
other criteria.

For each of the three sensitivity tests, the MCA criteria relating to those broader themes was
given a weighting factor of 5 to give greater priority to those particular issues which are aligned
with key feedback received from the community (highly productive land and natural hazards /
climate change resilience) and national policy direction (accessibility). The impact of this
weighting was that if a site scored a 4 under a particular criterion, then this would be increased
to 20. Alternatively, if a site scored poorly (e.g. a 0 or -1), then no additional score was obtained
and, in some cases, resulted in a greater score deduction. A weighting factor of 5 was adopted
to ensure a meaningful difference could be observed across sites assessed whilst not
undermining or invalidating all other criteria considered.

Examples of how weighting impacted on scores under the MCA are shown in Table 3 overleaf.
It should be noted that the overall score any individual site received was not relevant, rather it
was how that site scored relative to all other sites.
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Table 3 - Example of Scoring Changes under the Weighting Exercise

H3 59 79 119 79
NC7a 42 42 72 57
NC6 60 70 130 80

The MCA assessment was revised throughout the early part of 2024 as new information was
made available to the project team (e.g. new natural hazard modelling). However, it is noted
that these revisions did not fundamentally alter the outcomes of how particular sites performed
relative to one another. Following the MCA process, the data for individual sites was collated
and used to inform the assessment of the advantages and disadvantages of the spatial

scenarios.
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5. Consultation and Engagement

From February 2023 to July 2024, the partner councils carried out consultation and
engagement as part of the preparation of a draft FDS. This section sets out a high-level
summary of that engagement.

Clause 3.15 of the NPS-UD requires the partner Councils to engage with the following in
preparing the draft FDS:

e Other local authorities with whom there are significant connections relating to
infrastructure or community;

¢ Relevant central government agencies;

¢ Relevant hapl and iwi;

¢ Providers of additional infrastructure;

* Relevant providers of nationally significant infrastructure; and

e The development sector (to identify significant future development opportunities and
infrastructure requirements).

Engagement with these parties occurred throughout 2023 and 2024 and has included
discussions, including online meetings, one-on-one meetings and direct correspondence with
the following:

¢ The Hawke’s Bay Recovery Agency;

e Central Government agencies including the Ministry of Housing and Urban
Development, Ministry of Social Development, New Zealand Transport Agency,
Ministry for the Environment, Ministry of Education and Kainga Ora;

* Hawke’s Bay Airport, Port of Napier and Hasting’s Aerodrome;

e Other infrastructure providers, including Transpower, Unison, Spark, Hawke’s Bay
District Health Board, and council teams responsible for transport, three-waters, open
spaces and recreation.

e Various landowners and developers operating in the residential, retirement and
commercial/ industrial development sector as well as planning / other consultants
working in the development sector locally within the Hawke’s Bay region.

The development of the Draft FDS was informed by input from two Technical Advisory Groups
(TAG).

The first was an “internal” TAG which included representatives from each of the partner
organisations involved in the development of the Draft FDS — NCC, HDC, HBRC, the PSGEs,
and the Hawke’s Bay Regional Recovery Agency (RRA). This group met regularly from early
2023 to discuss development of the Draft FDS and provide comment or direction of aspects of
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the strategy of relevance to their organisation. Members of the internal TAG also acted as a
conduit to engage with subject matter experts from across their respective organisations.

An “external” TAG was also established for the project with representation from the partner
organisations (the internal TAG), Ministry for Housing and Urban Development, New Zealand
Transport Agency, Kainga Ora, Ministry of Education, Unison, Transpower, Spark, Hawke’s
Bay District Health Board and the Ministry for the Environment. The external TAG usually met
monthly (or in some instances were provided a monthly written update) and were provided with
multiple opportunities to inform analysis and assessment of the spatial scenarios and Draft
FDS document itself.

The approach to engagement with mana whenua on the development of the Draft FDS
included early and ongoing korero, engagement and hui with the three PSGEs, from across
the Napier and Hastings region. Communication methods for engagement included email,
phone calls, online meetings and multiple in-person hui.

The three PSGESs’ representatives were also members of the internal and external TAG groups
and they also have representation on the FDS Joint Committee which provided strategic
direction in the development of the Draft FDS.

The PSGEs’ representatives within the TAG team have also led the creation and development
of the combined and individual iwi and hapi values and aspirations statements and provided
review and comment on the Draft FDS throughout its development.

In preparing the draft FDS, the partner Councils sought preliminary feedback from the public
in advance of the SCP through a pop-up shop in Hastings, an FDS workshop and feedback
from the “My Voice My Choice” survey in late October 2023.The FDS team held several face-
to-face meetings and drop-in workshops with the people who submitted through the “Call for
Opportunities”, over September 2023 in Napier and Hastings. This provided an opportunity for
both the public and landowners / developers to provide feedback on the strategic objectives
and the emerging options for future growth to help inform development of the spatial scenarios.

In addition to the above, NCC, HDC and HBRC also conducted consultations on other Council
strategies and proposals (e.g. Plan Change 5). Key issues and feedback received through
these parallel consultations and process was fed back to the wider team through the internal
TAG.

Appendix 2 sets out the topics covered, key themes arising and the survey results from the
community engagement carried out in October 2023.
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5.5 Call for Opportunities

For the development sector, the “Call for Opportunities” process was created with the intention
of asking key developers and the general public to put forward and submit their areas of
interest for the FDS team to consider for future growth. In total, over 70 responses were
received through the “Call for Opportunities” from May 2023 to September 2023, all of which
were assessed using the framework outlined above. Submissions and supporting information
received from this process are provided on the FDS website and are included at Appendix 7.

Figure 9 below shows the location of sites nominated through the Call for Opportunities

process.

Whirinaki

¢ W
sPoraity

Ma:aeka‘kaho

—— FDS Study Area
—— State Highways

Roads

Call for Opportunities

! Zoned Urban Areas

[_ _ | Zoned Rural Residential Areas

7 Potkawa

Figure 9 - Sites identified through the Call for Opportunities
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6. Development Constraints

There is no specific guidance as to what constitutes “constraints on development” for the
purposes of clause 3.12(2)(c) of the NPS-UD. However, within the NPS-UD, Policy 1, which
sets out what constitutes well-functioning urban environments, and clause 3.32, which sets out
‘qualifying matters’, provide some indirect guidance as to the types of matters that may be
relevant when identifying constraints on development for the purpose of developing an FDS.
These are identified below along with their relevant statutory references:

e Current and future effects of climate change (e.g. coastal inundation) (NPS-UD Policy
1)

e Coastal environment, wetlands, lakes and rivers (NPS-UD Section 3.32(1)(a); RMA
s(6)(a); NPS-UD Section 3.32(1)(b); NZCPS; NPS-FM);

e Outstanding natural features and landscapes (Section 3.32(1)(a);RMA s(6)(b));

¢ Areas of significant indigenous vegetation and significant habitats of indigenous fauna
(NPS-UD Section 3.32(1)(a) — RMA s(6)(c); NPS-UD s3.32(1)(b), NPS-IB)

e Culturally significant lands, water, sites and wahi tapu (NPS-UD Section 3.32(1)(a);
RMA s(6)(e));

e Historic heritage (NPS-UD Section 3.32(1)(a); RMA s(6)(f));

e Significant risks from natural hazards (e.g. flooding, land stability) (NPS-UD Section
3.32(1)(a);RMA s(6)(h));

e Highly productive land (NPS-UD Section 3.32(1)(b); NPS-HPL); and

¢ Nationally significant infrastructure (e.g. electricity transmission corridors) (NPS-UD
Section 3.32(1)(c) and (e); NPS-ET).

A wide range of actual or potential development constraints have been identified across the
FDS study area. These are summarised in Figure 10 whilst more detailed constraint mapping '
is provided in Appendix 1. As can be seen in Figure 10, the majority of the FDS study area is
constrained with large areas subject to various natural hazard risks, highly productive land,as
well as ecological, freshwater and landscape features. In many instances, specific areas are
subject to several constraints which will likely constraint the extent of urban development that
may be possible. Key constraints are summarised further in this section.

11 All data used for the constraints mapping exercise was already publicly available from the partner Councils or
sourced through open data platforms from external organisations (e.g. Transpower).
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Figure 10 - Combined Development Constraints within the FDS Study Area
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The FDS study area is at risk from a number of natural hazards including flooding, droughts,
coastal erosion and inundation, tsunami, landslide and seismic hazards.

The Hawke’s Bay Hazard Portal displays spatial information on fault lines, liquefaction, coastal
hazards, flood risk areas, tsunami inundation, and landslide risk. Appendix 1 shows where
these natural hazards have been identified within the study area.

Each of those hazards will have varying impacts on different types of urban activities. Low
probability events with high impacts need attention and management in a different way to
frequently occurring hazards with lesser impacts each time it occurs. Different types of urban
activities will present differing degrees of risk (for example, an urban water supply pumping
station outage will have different consequences to damage suffered by a retail outlet in the
same event; or consequences of flooding impacting a residential block will differ from impacts
of flooding of elderly care residences).

The study area is subject to two main types of flooding events — fluvial flooding (i.e. rises in
river levels following sustained rainfall over a period of time) and pluvial flooding (i.e. isolated
events when extreme rainfall can exceed the infiltration capacity of the surrounding area and
may or may not be associated with a nearby waterbody).

Floods and storms are the most frequent hazard in Hawke’s Bay. With climate change, they
will likely increase in frequency and intensity. Historically there have been numerous major
storms resulting in severe flooding which has resulted in stop banks, pumping stations and
other protection measures being put in place.

Flood modelling for the main river flood risk areas has been undertaken by the Hawke’s Bay
Regional Council, using a 100-year return and 50-year return period (1% and 2% annual
exceedance probability). The flood risk results from this modelling are shown in Appendix 1
with the main areas of risk are located around the Tutaekuri, Ngaruroro and Te Awa o
Mokotaararo (Clive) Rivers, Ahuriri Lagoon, low-lying areas of Napier such as Te Awa,
Maraenui and Meeanee, and inland areas near Pakipaki.

However, flood risk modelling has not been undertaken for all of the FDS study area (refer to
Figure 11). Large portions of the study area, including existing urban areas in Hastings, are
not included within existing models. As such, a degree of caution is needed when assessing
existing flood hazards is required.

While there are often engineering solutions available to address flood risk, other factors need
to be considered. This includes the frequency and impact of the hazards and how residual risk
will be managed. The relative affordability of maintaining engineered solutions (e.g. stop banks
and pumped stormwater systems) for ratepayers in the long term is also a consideration.
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Figure 11 - Areas with no modelled flood data
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Cyclone Gabrielle

Figure 12 shows the area impacted by Cyclone Gabrielle land, and the land identified as

Category 3.
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Figure 12 - Cyclone Gabrielle Impacted Land
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The impact and consequences of Cyclone Gabrielle illustrate how quickly one event can trigger
a series of cascading and compounding events that have significant consequences. Cyclone
Gabrielle resulted in:

o the tragic loss of eight lives, as well as hundreds more injuries or hospitalisations;

o the displacement of hundreds of families and whanau;

¢ significant damage to, or loss of, homes and property;

e the failure of bridges between Napier and Hastings and impacts on the transport
network;

e power supply issues (including loss of supply to Napier) resulting in the declaration of
a grid emergency for Hawke’s Bay;

o the failure of telecommunication systems;

e stop bank breaches at Awatoto which led to inundation of the Napier wastewater
treatment facility and other industrial operations, resulting in contamination of
surrounding land;

o the failure of Napier's wastewater treatment plant; and

¢ the closure of flooded businesses.

Collectively, this has significantly impacted the economic and social wellbeing of all
communities, particularly in terms of property damage or loss, reduced productivity, and
increased costs to ratepayers to pay for cyclone-damaged infrastructure and the worst affected
properties.

Coastal hazards in Hawke’s Bay include storm erosion, tsunami and coastal inundation. The
present-day extent and likelihood of these coastal hazard risks are expected to increase as a
result of climate change projections with increased storm intensities, sea level rise, and coastal
subsidence. Low-lying parts of Napier including Pandora, Ahuriri, and Awatoto are identified
as being particularly vulnerable. Coastal hazards in low-lying parts of Napier, in particular, are
also exacerbated by land subsidence.

The coastline south of Clive through to Te Awanga is particularly vulnerable to coastal hazards
and has been subject to the effects of coastal inundation and coastal erosion, most recently in
June 2024. The Clifton to Tangoio Coastal Hazards Strategy 2120 project aims to set an
adaptive management pathway to manage these risks over the next 100 years. In 2025, the
partner councils will be seeking feedback from the community on proposed coastal adaptation
options.

Hawke’s Bay faces tsunami risk from near and distant earthquake sources. Tsunami hazard
mapping has been commissioned by HBRC to help inform future land-use planning along the
coastal margin. Within the FDS study area, a number of scenarios have been modelled, based
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on different earthquake sources and strengths, and considering a range of possible sea level
rises.

Mapping provided in Appendix 1 demonstrates potential inundation for an infrequent but
significant impact earthquake, using two sea level rise possibilities: a tsunami with a 1 in 1000
Year Annual Return Interval (ARI) event, and sea level rise of 1m and 1.99m. The latter has
been used to inform an understanding of potential risks associated with new urban
development of areas. However, it is acknowledged that tsunami inundation is a low probability,
yet high consequence event affecting much of the urban area. Emergency management
preparedness will also play an important role in managing some of this risk in the future.

Key areas impacted in a tsunami event include Bay View, Hawke’s Bay Airport, Ahuriri,
Awatoto, Clive and Haumoana. Large areas within and to the south of Napier are also subject
to tsunami inundation under a larger sea level rise scenario (1.99m)

Liquefaction occurs when waterlogged sediments are agitated by an earthquake. As a result,
the soil behaves like a liquid, has an inability to support weight and can flow down very gentle
slopes. This condition is usually temporary, but buildings can sink and underground pipes may
rise to the surface.

Amplification refers to ground shaking during an earthquake and is influenced by the geological
material underlying a site, magnitude of an earthquake and proximity to the source. Ground
shaking causes most of the damage an area receives during an earthquake.

The majority of the Heretaunga Plains is subject to a medium to high risk of both liquefaction
and amplification with the most vulnerable areas concentrated around central Napier, Ahuriri
and areas south of Napier. Risks associated with liquefaction or amplification susceptability is
unlikely to make development entirely inappropriate. However, it does impact on building and
infrastructure design and can therefore impact on the cost of development and overall project
feasibility.

The Hawke’s Bay Hazard Portal identifies land subject to landslide risk. This is generally
concentrated on steeper land outside of the FDS study area although some land around Roy’s
Hill, Taradale and Te Awanga is potentially impacted. Some landslide risk can be addressed
through engineering solutions and appropriate site design but can increase development costs
and potentially constrain developable areas, limiting potential development capacity.

In addition to contributing to land instability, the steepness of land can act as a general
constraint on development due to the cost of development (e.g. earthworks and retaining
structures), challenges in servicing with infrastructure and an overall reduction in potential
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yields to manage changes in elevation. The steepness of land across the FDS study area has
been derived from Land Information New Zealand’s NZMS260 DEM 20-metre contour dataset.

Hawke’s Bay is one of the most seismically active regions in New Zealand and is criss-crossed
by sets of active faults that pose a surface rupture hazard to buildings and infrastructure.
Mapping undertaken by GNS Science identifies a concentration of active surface faults within
the FDS study area near Te Awanga and south of Paki Paki. Developing away from active
faults is one of the best ways to avoid, or at least mitigate, the effects of a fault hazard.

The versatile and productive soils of the Heretaunga Plains are a significant productive
resource for the Hawke’s Bay community. The Hawke’s Bay is one of the two largest fruit
producing regions in the country, and the rural environment has become increasingly popular
for vineyards and wineries. The primary sector (which includes agriculture and horticulture) is
the largest employer across Napier and Hastings, supporting approximately one fifth of total
employment.

The importance of the productive values associated with the land across the Heretaunga
Plains, including its economic benefits for the region, is one of the primary constraints on urban
development given its location on the urban fringes. The National Policy Statement on Highly
Productive Land (NPS-HPL) places greater emphasis on protection of highly productive land
and requires regional councils to map this land.

Until HBRC includes maps of highly productive land in the regional policy statement, the Draft
FDS has identified LUC 1, 2 and 3 land and the Roy’s Hill winegrowing area as highly
productive land highly productive land. However, land that is identified for future urban
development must not be mapped as highly productive land. This includes the preferred growth
areas (but not reserve areas) previously identified under HPUDS because they are identified
as appropruate for urban development within 10 years from the commencement of the NPS-
HPL.

The LUC Class is an assessment of the land’s capability for use, while allowing for its physical
limitations, and its versatility for sustained production. There are eight classes with limitations
to land use increasing, and versatility for land use decreasing, from LUC Class 1 to LUC Class
8. Of relevance to the FDS and NPS-HPL, classes 1 to 3 can be summarised as:

e LUC 1: Arable. Most versatile multiple-use land, minimal limitations, highly suitable for
cropping, viticulture, berry fruit, pastoralism, tree crops and forestry.

e LUC Class 2: Arable. Very good multiple-use land, slight limitations, suitable for
cropping, viticulture, berry fruit, pastoralism, tree crops and forestry.
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e LUC Class 3: Arable. Moderate limitations, restricting crop types and intensity of
cultivation, suitable for cropping, viticulture, berry fruit, pastoralism, tree crops and
forestry.

Maps showing LUC 1-3 land in and around Napier and Hastings, based on the identification
by the New Zealand Land Resource Inventory (‘NZLRI’) are included in Appendix 1. It is noted
that the NZLRI provides high level mapping at a coarse scale of 1:50,000 based on physical
limitations and qualities of the land, soil, and environment. There may also be land that is highly
productive that is not identified as LUC 1, 2, or 3, and conversely some of the land identified
as LUC 1, 2, or 3 may have significant limitations for productive use.

This mapping shows that the land outside of the Hastings urban area is predominantly
underlaid by highly productive soils, as is the flat land to the north and south of Napier being
LUC 1 and 2.

In addition to LUC1, 2 and 3 land, the Roys Hill Winegrowing area is considered locally
important for its productivity/ value to winegrowing. Whilst not currently considered highly
productive in terms of the NPS-HPL, it may eventually be mapped as highly productive land in
accordance with cl 3.4(3) and it has been included as an important consideration for this FDS.

and other have not yet been fully identified in the
FDS study area although some information is currently contained within both the Hastings
District Plan and Napier PDP / Operative Plan. In the past, wahi tapu and sites of cultural
significance have been negatively impacted by development. Where these exist, the potential
impact from development needs to be carefully considered early in the design process.

have been identified across the FDS study area and these present both a potential
constraint and opportunity for development. Marae can be key focal points for the community
and are important for supporting the social and cultural wellbeing of whanau. Inappropraite
development near marae has the potential to impact upon cultural values associated with these
sites (e.g. overlooking or loss of privacy during tangihanga).

has been identified as a potential development constraint due to challenges
associated with financing and tenure which can create practical barriers to urban
redevelopment. However, it is also acknowledged that Maori land holdings in close proximity
to Napier and Hastings offer significant opportunities to help fulfil iwi and hapi aspirations for
urban development. In the FDS study area, Maori Land is generally concentrated around
Whakatu, Omahu, Roys Hill, Bridge Pa and Paki Paki.

The Maori Land layer has been sourced from the Maori Land Spatial Dataset and forms part
of the public permanent record of the Maori Land Court as described in rule 7.19 of the Méaori
Land Court Rules 2011. This data does not include any information about lands that may have
been returned under (or are subject to) any Treaty of Waitangi Settlement process — unless
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settlement legislation specifically requires the land become Maori Freehold Land or a Maori
Reservation.

The New Zealand Archaeological Assoication in partnership with Heritage New Zealand,
maintains Archsite, a database providing records of over 75,000 known

across New Zealand. This databse identifies both pre-European and colonial archaeological
sites and helps to provide an indication of areas that may have importance to mana whenua.
Within the FDS study area, archaeological sites are typically concentrated along the coast
rivers, as well as foothills in proximity to these.

The study area contains a number of distinctive and highly valued landscapes and natural
features. The “protection of outstanding natural features and landscapes from inappropriate
subdivision, use, and development” is provided as a matter of national importance under s6(b)
of the RMA. The NZCPS also requires preservation of the natural character of the coastal
environment and protection of natural features and landscape values.

The Napier PDP spatially identifies the following landscape areas and features:

e Outstanding Natural Features;
e Special Character Landscapes; and
e Special Character Features.

The Hastings District Plan identifies the following landscape areas and features:

e Coastal Landscape Character Area;

e Outstanding Natural Features;

¢ Outstanding Natural Landscape Area; and
¢ Significant Amenity Landscape Area.

The above-mentioned landscape areas and features for Napier and Hastings respectively are
identified in Appendix 1.

The Outstanding Natural Features in Napier and Hastings, and the Outstanding Natural
Landscape areas in Hastings are required to be protected from inappropriate subdivision, use,
and development under s6(b) of the RMA. There is therefore no potential to develop in these
areas. The Special Character Landscapes, Special Character Features, Significant Amenity
Landscape Areas and Coastal Landscape Character Areas may be able to accommodate
some development with appropriate mitigation to ensure landscape values are maintained,
particularly when considered in the context of the limited range of options Napier and Hastings
have for accommodating future growth.
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Indigenous biodiversity refers to native species, their genetic diversity, and the habitats and
ecosystems that support them. Hawke’s Bay’s natural environment has been heavily modified
by historic clearance for pastoral farming. Some areas of significant biodiversity remain within
the FDS study area, and their scarcity increases the importance of protection.

The “protection of areas of significant indigenous vegetation and significant habitats of
indigenous fauna” is provided as a matter of national importance under s6(c) of the RMA. The
National Policy Statement for Indigenous Biodiversity came into effect on 4" August 2023, but
is now being amended by the government. The New Zealand Coastal Policy Statement also
requires safeguarding the integrity, form, functioning and resilience of the coastal environment,
and sustaining its ecosystems. Policy 11 requires the protection of indigenous biological
diversity in the coastal environment.

Draft mapping of Significant Natural Areas (SNA) was undertaken as part of the Napier District
Plan review. These are mostly in and around the nationally significant Ahuriri Estuary but also
include some parts of the hills surrounding Napier, such as stands of Kanuka at Bay View.

Many areas of significant indigenous vegetation within the Hastings District are in the
ownership of the Department of Conservation and therefore legally or physically protected by
them by way of covenants, reserves or forest parks. However, of the remaining areas of
remnant native forest and wetlands outside of the Conservation Estate, the majority do not
have any legal or physical protection and there is therefore little certainty of protection for these
relatively few remaining significant natural areas. However, it will be important for the FDS to
consider how development can avoid potential impacts on these areas.

SNAs, QEIlI Covenant areas, conservation land, and DOC Recommended Areas for Protection
within the study area are identified in Appendix 1.

Wetlands provide a habitat for wildlife and support an indigenous ecosystem of plants and
animals that have adapted to living in wet conditions. The NPS-FM seeks to avoid the loss of
extent and values of natural inland wetlands.

The main wetlands in the study area are:

e Coastal (lagoons & estuaries): Ahuriri Estuary, Waitangi Estuary, Tukituki Estuary, ; and
o Freshwater (swamps, lake margins): Pekapeka/Lake Poukawa, Lake Runanga, Lake
Oingo.

There are other smaller natural wetlands on public and private land. Some of these wetlands
can be dry at certain times of year which can make identification difficult.
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The NPS-FM also requires the protection of the significant values of outstanding water bodies.
This recognises that a number of New Zealand’s lakes, rivers and coastal areas are iconic and
well known globally for their natural beauty and unique values, and allows for exceptional water
bodies to have special protection. Plan Change 7 proposes to change the Hawke's Bay
Regional Resource Management Plan by including a list of the region’s outstanding water
bodies, together with a framework which prescribes a high level of protection for these water
bodies.

Proposed outstanding water bodies include:

e Ngaruroro River upstream of the Whanawhana cableway (also subject to a proposed
water conservation order)

e Te Whanganui-a-Orotu (Ahuriri Estuary)

e Tukituki River downstream of SH 50 bridge to sea and estuary

e Tutaekuri River upstream of SH50 bridge.

The Heretaunga Plains aquifer system is the main groundwater resource for people living on
and adjacent to Heretaunga Plains and provides these communities with a significant portion
of their water requirements. The Heretaunga Plains aquifer system is a complex mix of layers
of sub-surface gravels and other materials. There are some parts of the aquifer system that
are more vulnerable to activities on the surface of land and land disturbance. These locations
are often referred to as the ‘unconfined’ aquifer system. HBRC'’s proposed TANK PC9 maps
the water source protection areas for both Hastings and Napier, Under the NPS-FM, district
plans must include provisions to promote positive effects, and avoid, remedy, or mitigate
adverse effects of urban development on the health and well-being of water bodies, and
freshwater ecosystems, and receiving environments. Therefore, particular care needs to be
taken around developing above the unconfined aquifer.

Freshwater constraints in the study area including Wetlands, the Unconfined Aquifer, Source
Protection Zones for community water supplies, and the Tukituki Surface Water Allocation
Zones are identified in Appendix 1.

Peat forms from the build-up of partially rotted plant material in wet environments. When
drained, peat dries irreversibly, releases greenhouse gases, and subsides. It is not well-suited
to urban development. Within the FDS study area, peat soils are concentrated around Paki
Paki and along State Highway 2 south of Paki Paki. Peat soil data was sourced from Landcare
Research’s S-map digital soil spatial information system for New Zealand (February 2022).
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There are several pieces of locally and regionally significant infrastructure located in and
around the FDS study area. This includes:

e Hawke’s Bay Airport and Hastings Aerodrome;

o Napier Port and the Ahuriri Bulk Liquid Storage Terminal;

e \Wastewater Treatment Plants at Awatoto and Clive;

e Various pieces of energy infrastructure including transmission lines, natural gas lines,
Whirinaki Power Station, and the Redclyffe Substation;

e Telecommunications Infrastructure;

e Various existing or closed landfills and transfer stations;

e Hawke’s Bay Regional Prison; and

e Hawke’s Bay Fallen Soldiers Memorial Hospital.

can limit the type of development that can occur within these areas as
well as impact on development costs (e.g. higher acoustic attenuation). Air Noise contours
covering areas subject to airport related noise levels of between 55 and 65 dBA have been
identified extending north and south from the runways at Hawke’s Bay Airport and Hastings
Aerodrome. In addition, runway fans for Hasting’s Aerodrome extend eastwards towards State
Highway 2. These runway fans are utilised by helicopters on departure / approach to the
aerodrome.

and the Area
apply to areas around Ahuriri and Napier Hill adjacent to Napier Port. As with the air noise
contours these can limit the type of development that can occur in these areas as well as
impact on development costs.

have been identified from the LINZ dataset ‘NZ Powerline Centrelines
(Topo, 1:50k)’. A buffer of 12m from centre line of transmission lines was created. This is known
as the National Grid Yard (NGY). Transpower seeks to keep the NGY free of buildings and
structures and to manage land use and activities that could pose a risk to your safety or to the
safe and efficient operation of the National Grid. A similar restriction applies around
substations. In any location (urban or rural), Transpower does not support any new or extended
sensitive activities within the NGY. Sensitive activities include residential dwellings, educational
facilities and healthcare facilities. Some types of development (e.g. industrial) remain
appropriate within the NGY, albeit subject to some restrictions around buildings and
construction methodologies.

First Gas’ primary has also been identified as a potential
development constraint. This is transmission network passes through the Bridge Pa / Paki Paki
area before terminating at the high pressure gas compound on Karamu Road in Hastings.
Whilst its does not prevent development outright there are certain restrictions and buffer
distances that must be adhered to, which can impact on the nature and extent of future
development opportunities on land where the natural gas transmission network passes.
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Various (operational and closed) and refuse transfer stations have also been
identified as development constraints. These are currently located in rural areas near Redclyffe
and Omaranui while a closed landfill is sited adjacent to State Highway 50 in the vicinity of the
Hastings Aggregate Quarry. New development in close proximity to the landfills has the
potential to give rise to reverse sensitivity impacts which could adversely impact on the
necessary operations of the landfill to support existing and future growth.

is located off Mangaroa Road near Hastings. Inappropriate
urban development in close proximity to a corrections facility has the potential to impact on its
operational requirements.

is a critical infrastructure providing digital services that support and
enable social interaction, entertainment, education, business activities and engagement with
Government, medical and emergency services. The telecommunications network in Napier
and Hastings comprises a fibre network and wireless cell sites, located on both purpose-built
cell-towers and buildings. Although not strictly a constraint on development, consideration of
the provision of adequate telecommunications infrastructure is important to consider and plan
for as part of future growth.
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An accessibility analysis has been undertaken to help inform assessments of each scenario
as well as individual sites to ensure the Draft FDS is consistent with the NPS-UD policy
framework of establishing well-functioning urban environments.

For existing urban areas (or greenfield areas immediately adjacent to existing urban areas),
this analysis takes into account an area’s access to a wide range of destinations via the existing
transport network including schools, parks, jobs, retail centres, public transport and other social
facilities in line with Policy 5 of the NPS-UD. This accessibility analysis was initially used as
the basis for the intensification strategy set out that informed the Napier PDP residential zoning
strategy. The same methodology was subsequently applied to urban areas across Hastings.
In addition, the proposed refreshed bus network set out within the RPTP was also included
within this analysis. An output of this analysis is provided in Figure 13 below.

Least Accessible

Moderately Accessible

- Most Accessible

A
k)

A
B
.
\ '

Figure 13 - Accessibility Analysis of Urban Environments in Napier and Hastings

Figure 13 shows that the most accessible areas are concentrated around established centres
with Napier, Taradale and Hastings performing the best. Other notable centres or areas that
perform well in the accessibility analysis include Maraenui, Greenmeadows, Tamatea,
Onekawa, Flaxmere and Mahora. Key transport corridors including Kennedy Road /
Gloucester Street, Latham Street, Heretaunga Street, Tomoana Street, and Southland Road
also perform strongly. All of these areas stand out as potential candidates to consider for
accommodating more intensive residential development as part of the development of Spatial
Scenarios (refer to Section 7).
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As existing rural areas, by their nature, typically do not feature commercial or community
services or comprehensive transport networks (such as cycle lanes or bus routes), an
amended approach was adopted to consider broad scale accessibility for rural areas.
Consideration of the degree of accessibility for rural areas took into account general proximity
to a range of commercial and community services, specifically:

o  Whether the site was located within 3km of existing schools;

o  Whether the site was located within 3km of major employment nodes (e.g. Onekawa,
Omahu Road);

o  Whether the site was located within 5km of a primary centre (e.g. Hastings City Centre),
3km of a secondary centre (e.g. Taradale), or 1km of a rural centre (e.g. Bay View); and

o  Whether the site was located within 400m of a proposed frequent bus route.

This analysis highlighted that the more accessible rural locations in the FDS study are those
areas south of Napier, east of Flaxmere and north-west of Hastings (refer to Figure 14
overleaf). Each of these locations benefits from their proximity to a combination of all the
matters identified above.

As part of the consideration for advantages and disadvantages of the spatial scenarios,
consideration was also given to whether development would be of a scale that it could support
the creation of commercial and community services which would improve the accessibility of
an area. For example, a large-scale residential development could support the development
of small-scale retail convenience or an extension of an existing bus route.
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e State Highways
Frequent Bus Routes
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Figure 14 - Rural Accessibility Analysis
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7. Spatial Scenarios

Spatial scenarios are broad options for how the urban environments of Napier and Hastings
could grow to accommodate projected population increases and the associated demand for
new housing and business land. In addition, the spatial scenarios have been developed to
assist in identifying and understanding trade-offs at a strategic level and working out how new
growth areas and sites will need to be supported by strategic infrastructure.

The spatial scenarios evaluated have focused primarily on the urban environment and
expanding into the nearby rural and coastal towns as this is where the most capacity is required
to be found to meet growth projections.

The starting point for establishing spatial scenarios was to understand the existing baseline
provided by HPUDS. Analysis by Market Economics indicated that the HPUDS baseline would
not provide sufficient residential development capacity over the next 30-years. Depending on
the uptake of intensification opportunities as well as the density of development in greenfield
areas already zoned for development, this shortfall could be up to approximately 3,000
dwellings.

Noting that there was a potential shortfall in future residential development capacity, new areas
for growth were identified based on the analysis of opportunities and constraints, public
engagement (e.g. “call for opportunities”) and those identified by TAG and consultant team
members. Once potential growth areas were identified, areas were grouped together to create
a series of high-level “thematic” scenarios, based on the following:

1. Further Intensification (i.e. Intensification only);

2. Greenfield growth outside of Highly Productive Land (HPL Avoidance);
3. Satellite Towns; and

4. Expansive Urban Growth.

Each thematic scenario is explained in more detail in Section 7.3. Consistent across each of
the four scenarios was that the proposed intensification enabled by the Napier PDP and
Hastings’ Plan Change 5. In other words, a degree of intensification would be relied upon to
meet both Napier and Hastings future housing needs.

Each of these scenarios did not include specific consideration of the accompanying
infrastructure that would be required to enable development, rather they provided a high-level
understanding of the potential scale of development that could inform a preliminary
assessment by infrastructure providers.
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7.3 Spatial Scenario Advantages & Disadvantages

Scenario 1: Intensification Only Growth

This scenario adopts the level of residential and commercial intensification within the Napier
PDP and also assumed an even more enabling level of intensification across Hastings,
Flaxmere and Havelock North than that proposed through Plan Change 5. Greenfield growth
would only occur on land that had been zoned for redevelopment by late-2023 (e.g. Mission
Hills). Sites identified for future urban development in HPUDS, but which have not yet been re-
zoned for urban purposes, would no longer be proposed for future urban growth.
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Figure 7 - Intensification Only Spatial Scenario
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Advantages Disadvantages

Future growth and development is
prioritised in areas with the greatest
accessibility to a range of commercial
services and amenities.

Increased residential densities over
and above those currently proposed
could better support the viability of
public transport.

Sufficient greenfield capacity already
zoned (but currently undeveloped) to
help address housing needs in the
short-to-medium term.

Would deliver an urban form that would
support the lowest increase in carbon
emissions relative to other scenarios
(noting that existing urban form is
already a key driver of this).

Provides better protection for highly
productive land as it does not propose
any further expansion from the existing
zoned or consented urban area and it
draws back from such land identified in
HPUDS that has yet to be re-zoned for
urban purposes.

Does not require the extension of
reticulated water networks and
associated long term operational costs.
Infrastructure upgrades for many areas
within this scenario already form part of
the council’s Long Term Plans.

This scenario could better support the
increase utilisation/ viability of existing
Council services and facilities rather

than having to construct new facilities.

Requires a high uptake of feasible
intensification opportunities that is
unlikely to be realistic over the short,
medium and long terms when
compared with rates seen in other NZ
cities.

Over the longer-term, if intensification
uptake is lower than anticipated this
could contribute to increased urban
land values and potentially reduce
affordability.

Could still result in an increase in
carbon emissions, without additional
investment in public transport and
walking, cycling improvements (and
other measures to influence mode
shift).

Still generates impacts on the transport
capacity of the local road system based
on existing travel patterns.

It will still require localised upgrades to
water, wastewater and stormwater
networks to support intensification (e.g.
Akina and Maraenui) with associated
uncertainty around uptake of
intensification opportunities.

Some existing open space capacity
issues identified within the existing
urban area and it is a challenge to find
new areas to address this within the
existing urban environment.

Draft Napier Hastings Future Development Sirategy 2024-2054 |

ITEM 4

PAGE 61

Item 4



Item 4

Adoption of Draft Future Development Strategy for Notification

Napier Hastings FDS - Technical Report - Final Compiled (Attachment 4)

Attachment 4

This scenario adopts the level of residential and commercial intensification within the Napier
PDP and Plan Change 5. Greenfield growth would only occur on land that had been zoned for
redevelopment by late-2023 (e.g. Mission Hills) or on sites that are not subject to restrictions
on the use of highly productive land under the NPS-HPL. This includes development areas
already identified in HPUDS as well as land not classified as LUC 1 — 3. Additional rural lifestyle
development is also provided for under this scenario. A sub-option of this scenario where

development on LUC3 land was also considered.
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Figure 8 - Greenfield Growth outside of HPL Spatial Scenario
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Advantages Disadvantages

Does not proposed any further
expansion from the existing urban area
and does not impact on any identified
Highly Productive Land as defined by
the NPS-HPL.

Sufficient greenfield capacity already
zoned (but currently undeveloped) to
help address housing needs in the
short-to-medium term.

Provides a good degree of choice in
terms of the location and types of
housing enabled.

Whilst this scenario will still require
localised upgrades to three waters
networks to support intensification (e.g.
Akina and Maraenui). Additional
capacity from nearby greenfield areas
(e.g. Riverbend Road) may better
support this investment.

The majority of greenfield growth will
be directed away from areas subject to
significant natural hazard risks.

Could support urban development
aspirations of mana whenua in various
locations.

Provides some opportunity to increase
park and open space provision around
the periphery of urban areas to support
the needs of existing residents.

The dispersed nature of growth makes it a
challenge to be efficiently and feasibly
served with public transport.

Provides for greenfield growth in some
areas subject to natural hazard
constraints.

Concentrates large areas of new housing
away from existing major employment
areas.

Locates some new growth in existing rural
areas with limited access to a range of
commercial and community services via
active or sustainable modes of transport.

Will require a number of different
extensions/ upgrades to water networks
to adequately service growth in more
remote areas, which could slow down or
hinder upgrades required to support
intensification.

Growth around Bridge Pa could give rise
to operational issue for the Hastings
Aerodrome — especially those related to
emergency management.

Relies on growth in the Taradale Hills
which has topographical and feasibility
constraints.

Could enable development on
unconfined aquifers and source
protection zones.
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Scenario 3: Satellite Growth

This scenario adopts the level of residential and commercial intensification within the Napier
PDP and Plan Change 5. Greenfield growth would be directed towards one or more new
“satellite” urban centres in Bay View, Maraekakao, Bridge Pa, Paki Paki or Te Awanga. The
location of these satellites have been centred on areas where there are already established
rural towns or villages. The potential development capacity of new homes in these satellites

could vary between 1,500 in Maraekakaho and 4,000 in Paki Paki.
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Advantages Disadvantages

Does not proposed any further
expansion from the existing urban area
and does not impact on any identified
Highly Productive Land as defined by
the NPS-HPL.

Sufficient greenfield capacity already
zoned (but currently undeveloped) to
help address housing needs in the
short-to-medium term.

Provides a good degree of choice in
terms of the location and types of
housing enabled.

Concentrates most new greenfield
development in areas not subject to
significant natural hazard risks.

Could support urban development
aspirations of mana whenua in various
locations.

Locates a significant portion of new growth
in existing rural areas with limited access
to a range of commercial and community
services via active or sustainable modes
of transport.

Depending on the number of satellites
urban areas required, the dispersed
nature of growth is less efficient and
costlier to serve with public transport.

Will still require localised upgrades to
support intensification across the existing
urban area.

Will require extensions/upgrades to three-
waters networks, or the development of
new networks, to adequately service
growth, which could slow down or hinder
upgrades required to support
intensification.

Growth in certain areas will have
significant impacts on existing (rural)
schools and may require significant
upgrades or new schools to be developed.

Would likely result in the greatest increase
in carbon emissions relative to other
scenarios.

Would require development on some
isolated pockets of LUC3 that are still
currently in use for productive uses.

Growth around Bridge Pa could give rise
to operational issues for the Hastings
Aerodrome — including those related to
emergency management.

Could enable development in areas which
could impact on cultural values (e.g.
Maraekakaho and Bridge Pa)

Could risk contamination of unconfined
aquifers and source protection zones by
new development, such as by stormwater
or wastewater.
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Scenario 4: Expansive Growth

This scenario adopts the level of residential and commercial intensification within the Napier
PDP and Plan Change 5. Greenfield growth could occur on sites that are already sigalled are
not subject to restrictions on the use of highly productive land under the NPS-HPL. This
includes development areas already identified in HPUDS as well as land not classified as LUC
1 — 3. Additional rural lifestyle development is also provided for under this scenario. A sub-

option of this scenario where development on LUC3 land was also considered.
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Advantages Disadvantages

This scenario provides the greatest
potential for housing capacity and a more
competitive housing market as a result of
large-scale land release.

This scenario provides for the greatest
choice in terms of typology and location
in terms of new housing provision.

Provides some opportunity to increase
park and open space provision around
the periphery of urban areas to support
the needs of existing residents.

Would result in the loss of highly
productive land that is still in productive
use.

Provides for greenfield growth in some
areas subject to natural hazard
constraints.

Enabled housing capacity is dispersed and
significantly greater than required,
meaning the rate of uptake in particular
areas would be uncertain and difficult to
plan infrastructure for.

The extent of greenfield land enabled is
likely to reduce the feasibility/ uptake of
intensification opportunities in existing
urban areas.

Locates a significant portion of new growth
in existing rural areas with limited access
to a range of commercial and community
services via active or sustainable modes of
transport. This scenario promotes the least
efficient development pattern.

The dispersed nature of growth makes it a
challenge to be efficiently and feasibly
served with reliable public transport.

Will require multiple extensions / upgrades
to three-waters networks to adequately
service growth. This could be difficult to
plan for and fund, and could also slow
down or hinder upgrades required to
support intensification.

Will still require localised upgrades to
support intensification across the existing
urban area.

Could enable development on
unconfined aquifers and source
protection zones.
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Summary of Assessment

A summary of how each of the four thematic scenarios relating to residential growth relative to
one another is provided in Table 4 below where green indicates it performs well against other
scenarios and red where it performs worse against other scenarios. As is shown the
Intensification Only scenario generally performs better than the other scenarios considered,
however falls short of supporting the required development capacity required under the NPS-
UD. As such, this indicates that some additional greenfield growth for residential purposes
needs to be considered as part of the long-term growth strategy for Napier and Hastings.

Table 4 - Summary of Thematic Spatial Scenario Assessment

Intensification HPL Avoidance | Satellite Growth Expansive

Criteria Only Scenario Scenario(s) Scenario Growth Scenario

Accessibility / Urban
Form / Emissions

Housing (e.g.
capacity, affordability,
choice)

Natural Hazards
(Coastal)

Natural Hazards
(Cyclone & flooding)

Natural Hazard —
geo-hazards

Highly Productive
Land

Biodiversity & Water
Quality

Infrastructure (water)

Infrastructure
(wastewater)

Infrastructure
(stormwater)

Infrastructure
(transport)

Infrastructure
(others)
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Following assessment of the broad thematic spatial scenarios, further refinement to the
scenarios was undertaken based on the results of that analysis along with feedback received
from key stakeholders and the FDS Joint Committee. This enabled a more granular
assessment of the potential advantages and disadvantages of each. These refined scenarios
included both residential and business land uses the assessment also included more detailed
technical assessment with regards to economic effects as well as transport related effects from
different patterns of growth.

Both the Highly Productive Land Avoidance and Satellite Growth spatial scenarios were
discounted based on a consideration of their identified advantages and disadvantages.

Some of the potential new satellite urban areas had the ability to avoid significant development
constraints, particularly those relating to natural hazards and highly productive land. Similarly,
the Highly Productive Land Avoidance scenario enables development in areas subject to fewer
total constraints, albeit could require a proliferation of more rural residential opportunities due
to the hilly nature of land not considered to be highly productive. Both scenarios would require
urban development to “leap frog” development constraints leading to a disconnected, less
accessible urban form. The location of new greenfield and rural residential development under
these scenarios also has the potential to compromise identified rural and character landscape
values around the FDS study area.

The intensification focused scenario and potential development areas adjoining existing urban
areas performed better in terms of its impact on existing infrastructure as well as likely having
the least monetary cost to provide new infrastructure over time. Most of the satellite urban
areas considered are not connected to any reticulated network and would either require the
extension / upgrades of existing networks or the creation of entirely new community based
networks. This would result in a less efficient use of existing infrastructure and new
infrastructure.

The thematic scenarios which were refined following the initial analysis included:

1. Further Intensification; and
2. Expansive Urban Growth.

The refined scenarios incorporated aspects of other scenarios to address issues identified
during the first stage of assessment. This resulted in more detailed consideration of four spatial
scenarios, which saw the removal of potential growth areas where there was considered to be
a significant conflict with the objectives of the FDS. This included any further consideration of
new rural residential development areas. In addition, the refined scenarios also included
consideration of new land for business uses. This was important to consider potential
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distribution effects related to the transport system with the location of employment relative to
housing being a key driver of travel patterns across the sub-region. The refined scenarios
included:

1.
2.

Intensification with HPUDS greenfields (Scenario 1a);

Edge Growth with additional greenfield focused around Bay View and Ahuriri (Scenario
4a);

Edge Growth with additional greenfield focused around Waverley (Scenario 4b); and
(Targeted) Edge Growth with all additional greenfield focused around Flaxmere South
/ Bridge Pa (Scenario 4c).

The advantages and disadvantages of these refined scenarios is considered further in this
section.
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This scenario adopts the level of residential and commercial intensification within the Napier
PDP and also assumed an even more enabling level of intensification across Hastings,
Flaxmere and Havelock North than that proposed through Plan Change 5 as per Scenario 1.
New areas for greenfield development that were previously signalled in HPUDS (excluding
reserve areas) but are as yet unzoned were also included. This includes sites in Bay View,
Waverley, Kaiapoi Road, Lyndhurst Road, Copeland Road and Brookvale Road. New business
sites which were indicatively shown in Tomoana and Awatoto were also included.
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Advantages Disadvantages

Sufficient greenfield capacity already
zoned (but currently undeveloped) to
help address housing needs in the
short-to-medium term.

Provides for more housing choice in
terms of location over the long-term.

New greenfield expansion areas are
located in proximity to existing
amenities and public transport
networks.

Industrial development on unconfined
aquifers and source protection zones is
avoided.

Whilst this scenario will still require
localised upgrades to three waters
networks to support intensification (e.g.
Akina and Maraenui). Additional
capacity from nearby greenfield areas
(e.g. Riverbend Road) may better
support this investment.

New greenfield expansion is limited in
location and extent to broad areas long
signalled for growth which should make
it easier to plan and fund infrastructure
upgrades.

This scenario could better support the
increase utilisation/ viability of existing
Council services and facilities rather

than having to construct new facilities.

Development of indicative business areas
from HPUDS would result in the loss of
highly productive land that is still in
productive use (e.g. Tomoana).

Does not support the urban development
aspirations of mana whenua relating to
their land holdings.

Provides for greenfield growth in some
areas subject to natural hazard
constraints.

Still requires a high uptake of feasible
intensification opportunities to meet
long-term housing capacity
requirements.

Over the longer-term, if intensification
uptake is lower than anticipated this
could contribute to increased urban land
values and potential reduced affordability
for some sections of the community.

Still generates impacts on the transport
capacity of the local road system based
on existing travel patterns.

New business development would be
located in an area with no trade waste
capacity to support wet industries.

Some existing open space capacity issues
identified within the existing urban area
and it is a challenge to find new areas to
address this within the existing urban
environment.

Does not support the urban development
aspirations of the Mana Ahuriri Trust by
excluding their land-purchase interests
around Ahuriri Station and Bay View or
Tamatea Pokai Whenua around Irongate.
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Scenario 4a: Edge Growth with Ahuriri / Bay View

This scenario adopts the level of residential and commercial intensification within the Napier
PDP and Hastings Plan Change 5. All new greenfield residential growth in Napier
(approximately 1,500 homes) would be directed to areas around Ahuriri Station and Bay View.
A new business node of approximately 340-400Ha serving the sub-region would also be
established at Ahuriri Station adjacent to the Hawke’s Bay Airport. Some new residential
greenfield development would also be enabled around Hastings, Flaxmere and Havelock North
to provide greater choice.
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Advantages Disadvantages

L)

Sufficient greenfield capacity already zoned
(but currently undeveloped) to help address
housing needs in the short-to-medium term.

Provides for housing choice in terms of
location over the long-term.

Supports urban development aspirations of
the Mana Ahuriri Trust by including land
around Ahuriri Station and Bay View.

Industrial development on unconfined
aquifers and source protection zones is
avoided.

Development around Ahuriri Station and Bay
View could utilise the Bay View shared path

to provide alternative access to destinations

to the south.

Development of Ahuriri Station provides
opportunities to enhance the cultural and
ecological values of the area.

A proportion of long-term housing growth
would be co-located with business growth.

New business growth would be located in
close proximity to Hawke’s Bay Airport and
Napier Port providing potential
agglomeration / efficiency benefits.

Development would be of a scale that could
support improved services and amenities
(including public transport) to better serve
the existing Bay View community.

¢ The transport environment north of Napier is
heavily constrained and substantial
development in this location would require
significant upgrades in state highway capacity
through to Prebensen Drive.

Large-scale residential development would
require the development of a new primary
school in Bay View.

Significant capacity upgrades and extensions of
three-waters and electricity infrastructure
required to support development.

Provides for greenfield growth in some areas
subject to natural hazard constraints around
Bay View and Ahuriri Station although many of
these can be mitigated. Also higher potential
operational costs for maintaining infrastructure if
transferred to Council due to natural hazard
impacts.

Culturally sensitive landscapes and features are
identified around Bay View and Ahuriri Station
which could be impacted by large scale
development.

The high water table around Ahuriri Station may
increase the cost or feasibility to develop
compared with other options. Longer term,
rising sea levels may have a greater impact on
groundwater conditions which could further
constrain development.

Fragmented land ownership in Bay View and
Flaxmere South will require strong coordination
from the Council and may impact on
deliverability of land and the overall capacity
that can be obtained.

Would result in the loss of highly productive land
(LUC 1 and 3) that is still in productive use to
provide a development of sufficient scale to
support investment. However, some of the
LUCS land is heavily constrained and of limited
value.

Significant residential growth around Bridge
Pa could give rise to reverse sensitivity effects
and operational issues for the Hastings
Aerodrome — especially those related to
emergency management.

* Does not support the urban development
aspirations of Tamatea Pokai Whenua around
Irongate.
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Scenario 4b: Edge Growth with the area south of Napier

This scenario adopts the level of residential and commercial intensification within the Napier
PDP and Hastings Plan Change 5. All new greenfield residential (approximately 1,400 homes)
and business growth in Napier would be directed to areas around to the south of Napier and
Awatoto. Some new greenfield development would also be enabled around Hastings,
Flaxmere and Havelock North. This includes additional business land around Irongate and
Tomoana which has relatively good accessibility with the additional residential growth provided

for in the area south of Napier.
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Figure 13 - Edge Growth with the area south of Napier
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Advantages Disadvantages

Sufficient greenfield capacity already
zoned (but currently undeveloped) to
help address housing needs in the
short-to-medium term.

Provides for more housing choice in
terms of location over the long-term.

New greenfield expansion areas are
located in proximity to existing
amenities and public transport
networks.

Industrial development on unconfined
aquifers and source protection zones is
avoided.

New housing growth would be co-
located with business growth.

New industrial growth is concentrated
in an emerging industrial node along
the State Highway 2 corridor and could
leverage off investment in the Hawke’s
Bay Expressway RoNS project.

Supports urban development
aspirations of Tamatea Pokai Whenua
by including their landholdings around
Irongate.

Whilst this scenario will still require
localised upgrades to three waters
networks to support intensification (e.g.
Akina and Maraenui). Additional
capacity from nearby greenfield areas
(e.g. Riverbend Road) may better
support this investment.

New greenfield expansion is limited in
location and extent to broad areas long
signalled for growth which should make
it easier to plan and fund infrastructure
upgrades.

Expansion of industrial uses around
Awatoto helps support investment in
flood defences post Cyclone Gabrielle.

Does not support the urban development
aspirations of the Mana Ahuriri Trust by
excluding their land purchase interests
around Ahuriri Station and Bay View.

Could result in the loss of highly
productive land that is still in productive
use including a large area of LUC1
around Tomoana and small areas of
LUC1 and 2 around Irongate. However,
some of the highly productive land
(LUC3) south of Napier is already heavily
constrained and of limited value.

Significant residential growth around
Bridge Pa could give rise to reverse
sensitivity effects and operational issues
for the Hastings Aerodrome — especially
those related to emergency
management.

Development of areas south of Napier
including Awatoto are subject to natural
hazard risks although many of these can
be mitigated. Also higher potential
operational costs for maintaining
infrastructure if transferred to Council
due to natural hazard impacts.

Development in areas south of Napier
may need to be supported by the
development of stormwater management
facilities on neighbouring land.

Fragmented land ownership in Flaxmere
South will require strong coordination
from the Council and may impact on
deliverability of land and the overall
capacity that can be obtained.
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This scenario adopts the level of residential and commercial intensification within the Napier
PDP and Hastings Plan Change 5. All new greenfield residential (approximately 2,500 new
homes) and business growth would be directed to areas around Flaxmere South, Bridge Pa
and north-west of Hastings. The area around Irongate would become a strategic industrial
node serving the wider sub-region. These areas have been identified as being the least
constrained by natural hazard risks. No new greenfield development outside of Mission Hills,
Parklands, Te Awa, Howard Street and Brookvale Road would be enabled under this scenario.
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Figure 14 - Flaxmere South / Bridge Pa Spatial Scenario
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Advantages Disadvantages

Sufficient greenfield capacity already
zoned (but currently undeveloped) to
help address housing needs in the short-
to-medium term.

Concentrates all new greenfield
development in areas not subject to
significant natural hazard risks.

Industrial development on unconfined
aquifers and source protection zones is
avoided.

New residential and industrial growth is
concentrated along the State Highway 2
corridor and could leverage off
investment in the Hawke’s Bay
Expressway RoNS project.

New housing growth would be co-
located with business growth.

Supports urban development aspirations
of Tamatea Pokai Whenua by including
their landholdings around Irongate.

Development would be of a scale that
could support improved services and
amenities (including public transport) to
better serve the existing Flaxmere and
Bridge Pa communities.

This scenario represents the most
restrictive in terms of future housing choice
(by location).

Could result in the loss of highly productive
land that is still in productive use south of
Flaxmere.

New business development would be
located in an area with no trade waste
capacity to support wet industries.

Potential for limited access from new
development onto State Highway 2 could
result in increased traffic movements
through residential areas of Flaxmere.

Does not support the urban development
aspirations of the Mana Ahuriri Trust by
excluding their land purchase interests
around Ahuriri Station and Bay View.

Long-term housing growth would be
concentrated away from established
employment nodes including Onekawa
and Napier City Centre.

Significant residential growth around
Bridge Pa could give rise to reverse
sensitivity effects and operational issues
for the Hastings Aerodrome — especially
those related to emergency
management.

Draft Napier Hastings Future Development Sirategy 2024-2054 |

ITEM 4

PAGE 78

Item 4



Item 4

Adoption of Draft Future Development Strategy for Notification
Napier Hastings FDS - Technical Report - Final Compiled (Attachment 4)

Attachment 4

All refined scenarios were considered to perform better than the initial thematic scenarios. A
summary of how they performed is provided in Table 5.

Unsurprisingly, the scenarios with more compact urban forms performed better in terms of
impacts on existing infrastructure and cost of new infrastructure. The Ahuriri / Bay View and
Flaxmere South / Bridge Pa scenarios were considered to perform worse with regards to urban
form and transport impacts with high-levels of growth being concentrated at the northern and
southern ends of existing urban areas respectively.

Based on an assessment of the advantages and disadvantages of the refined scenarios,
compatible elements from both the “Intensification plus HPUDS” and the “South of Napier”
scenarios are recommended to be taken forward into the preferred scenario for the Draft FDS.

Potential transport impacts of the refined scenarios was modelled by Stantec at a high-level to
understand the distributional impacts of different areas of residential and business growth
(refer to Appendix 6). This modelling identified that the performance of several key road
corridors and intersections would worsen as a result of intensification by 2048 (assuming no
significant changes in mode share). Scenarios where growth was concentrated in Flaxmere
South or Ahuriri / Bay View showed a general deterioration of the transport network in these
locations that would require intervention. Growth in areas south of Napier was identified as
having the least impact of the three edge growth scenarios.

Potential Greenhouse gas emissions associated with transport for each of the refined
scenarios was also estimated using the Vehicle Emissions Prediction Model (VEPM) in a
forecast year 2048 (refer to Appendix 6). The results show that compared to the Intensification
scenario, transport emissions increase only marginally, between 0.8% and 2.3% depending on
the type of emissions, periods and scenarios. Emissions associated with Light Commercial
Vehicles (LCVs) and Heavy Commercial Vehicles (HCVs) changes between -5.3% and 1.6%
compared with the Intensification scenario. This modelling does not assume any increase in
the use of public transport, walking or cycling. This indicates that the scale and pattern of
existing development means that additional growth will have limited influence on greenhouse
gas emissions. Supporting reductions in emissions under any spatial scenario needs to place
a significant focus on current travel patterns and behaviours, rather than rely on changing
growth and development.
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Table 5 - Summary of Refined Spatial Scenario Assessment

Intensification - . . Flaxmere South /
Criteria plus HPUDS Ahuriri / Bay View | South of Napier Bridge Pa

Scenario Scenario

Scenario Scenario

Accessibility / Urban
Form / Emissions

Housing (e.g.
capacity, affordability,
choice)

Natural Hazards
(Coastal)

Natural Hazards
(Cyclone & flooding)

Natural Hazard —
geo-hazards

Highly Productive
Land

Biodiversity & Water
Quality

Infrastructure (water)

Infrastructure
(wastewater)

Infrastructure
(stormwater)

Infrastructure
(transport)

Infrastructure
(others)
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7.6 Growth Area Assessment

Long-list Site Assessment

Areas that were considered as part of an initial long-list assessment to inform an analysis of
the thematic spatial scenarios is shown in Figure 15 below.
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Figure 15 - Location of Growth Areas considered as part of a Long-list Assessment

Draft Napier Hastings Future Development Strategy 2024-2054 | Page 75 of 92

ITEM 4

PAGE 81

Item 4



Item 4

Adoption of Draft Future Development Strategy for Notification
Napier Hastings FDS - Technical Report - Final Compiled (Attachment 4)

Attachment 4

Based on an assessment of the advantages and disadvantages of the thematic scenarios as
well as high level assessment of sites nominated through the “Call for Opportunities” process,
a number of sites were discounted from further consideration under the refined spatial
scenarios. A summary of the key issues relating to urban development in areas through
consultation is set out below.

Areas near the existing Maraekakaho rural township were identified through several “Call for
Opportunities” submissions for future greenfield residential development and the area was
previously identified in HPUDS for potential growth. Based on the high-level assumptions
around typical greenfield development, these areas had the potential to deliver up to 1,500
new homes. In particular, one of the identified sites (M1) was supported by a preliminary
masterplan which provided for 500 general residential and large lot residential sections.

Due to the existing rural nature of Maraekakaho area, future growth and expansion of the area
will require either a significant extension of reticulated services or the development of its own
community schemes for water, wastewater and stormwater. Water supply for urban
development would be particularly challenging in this location. In addition, electricity
infrastructure would require a significant upgrade. In addition to the significant challenges of
serving the area with suitable infrastructure, all PSGEs expressed significant concerns about
potential impacts on the Ngaruroro River as a result of the urbanisation of the area. Rural
residential development on a limited scale may remain a more appropriate option for future
development in this location.

Areas between Clive and Te Awanga were identified through several “Call for Opportunities”
submissions for future greenfield residential and rural residential development. Haumoana and
Te Awanga were also included as two of the three indicative coastal growth areas under
HPUDS.

A number of sites that were identified were subject to significant natural hazard constraints
relating to flooding, coastal inundation and tsunami. In addition, a number of sites were also
identified as containing highly productive land that was still in productive use. Given these
constraints, consideration around any future development in this area as part of the Draft FDS
was not considered appropriate in advance of the Clifton to Tangoio Coastal Hazards Strategy
2120 which is currently being further developed by the partner councils.

Areas near the existing Paki Paki rural township were identified through several “Call for
Opportunities” submissions for future greenfield residential development. Based on the high-
level assumptions around typical greenfield development, these areas could deliver over 1,500
new homes over the long-term.
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Much of the land around Paki Paki that was considered as part of the Draft FDS is largely free
from natural hazard constraints. The land is identified as LUC3 with good soils that are heavily
utilised for cropping and where the biggest limitation on its use is drainage. However, like
Maraekakaho the area would be challenging to serve with infrastructure and is relatively
isolated for commercial and community services and key employment nodes.

Areas near the existing Omahu rural township have previously been identified as one of the
marae-based indicative growth areas under HPUDS. Te Piringa Hapi has expressed strong
aspirations to develop their whenua close to Omahu Marae for a mix of papakainga, urban
development and recreational facilities.

There are strong cultural values associated with the land around Omahu with a concentration
of Maori owned land along with a number of sites of cultural significance and marae located in
the area. Omahu was heavily impacted by flooding associated with Cyclone Gabrielle and flood
protection works are being advanced by the RRA. Development is likely to be of limited scale
due to development constraints is not required to meet the demand for urban growth across
the FDS study area. However, HDC and HBRC will continue to work with Te Piringa Hapa to
support them to realise their aspirations for development in this area.

Structure planning work undertaken by NCC determined that the growth options in the hills
west of Napier are expensive and produce relatively little housing yield. This is largely driven
by topographical challenges for conventional urban development in these areas. The cost of
delivering individual lots was considered to be prohibitive and would likely be unfeasible for
market-led development in the short-to-medium term. Other greenfield growth options,
particularly those in Hastings, would provide more feasible alternatives to the western hills.

Several sites in the Havelock Hills were identified within submission as part of the “Call for
Opportunities” for future development. The Havelock Hills are not subject to natural hazard
constraints or those relating to highly productive land. However, due to the topography of the
Havelock Hills, development is unlikely to yield a substantial new number of homes.

This area comprises the existing rural land that sits between Flaxmere and the industrial
development along Omahu Road. Due to its location, it potentially provided a logical extension
of existing urban areas to support further residential or business growth. The majority of the
land within this area is classified as LUC1. The area is characterised by well-developed
orchards. Soils and conditions support good productive capacity of the land so are considered
to be of high value. There are some constraints on the western edge due to the hard residential
boundary. However, as other alternatives for growth in proximity to this area with less
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productive soil exist, development in this area is not considered appropriate or required to meet
the NPS-UD requirements.

This area comprises rural land which extends southwards from the existing urban area of
Hastings. The entirety of this land is classified as LUC1. This area is also characterised by
well-developed orchards. Soils and conditions support good productive capacity of the land so
are considered to be of high value. There are some constraints on land where immediately
adjacent to residential uses. However, as other alternatives for growth in proximity to this area
with less productive soil exist, development in this area is not considered appropriate or
required to meet the NPS-UD requirements.

A small portion of land was considered in Whirinaki in line with a preliminary proposal
attempting to obtain approval under COVID19 Fast-track consent legislation. The proposal did
not proceed but application documents available did inform assessments for FDS purposes.
There are a range of development constraints in this area including highly productive land and
natural hazard risks.Combined with the relative remoteness of the location, urban development
was not considered appropriate or necessary to meet the NPS-UD requirements.
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To inform the development and assessment of the refined spatial scenarios, a more detailed
analysis of potential residential growth areas was undertaken. Table 6 below provides a
summary of the outcomes of this analysis. More detailed commentary on how each site
performed relative to the criteria used for the MCA is provided in Appendix 3.

Table 6 - Summary of Residential Growth Area Assessment (Unweighted)

Rank Site Ref Site Name / Location Score
1 HN10 Oderings Site 63
2 H2a Lyndhurst Road Extension 62
3 NC6 Mission Estate 60
4= FM2 Portsmouth Road 59
4= FM9 Portsmouth Road 59
4= H3 Kaiapoi Road 59

= H4 Murdoch Road 59
8 HN6 Brookvale Road Extension 58

= EM11 Flaxmere South 56
9= HN2a Te Mata Mushroom Farm 56

= HN2b Arataki Road Extension 56
12 H8 Copeland Road 55
13 NC4a Riverbend Road / Willowbank Avenue (The Loop) 54

14= H7 Riverslea Road 53

14= HN3b Middle Road Extension 53

16= HN3a Middle Road 52

16= BP4 Bridge Pa / Stock Road 52
18 NC4b Riverbend Road 48
19 AS1 Ahuriri Station (north of Onehunga Road) 46

20= NC4c Waverley Road 45

20= NC4d South Pirimai 45

22= BV3 Bay View (existing HPUDS site) 42

22= BV5 Bay View North 42

22= NC7a Willowbank Avenue North 42

25 NC7b Willowbank Avenue South 41
26 AS2 Ahuriri Station (south of Onehunga Road) 39
27 BV2 Bay View East 38
28 BV4 Bay View East 37

Table 7 below provides a summary of the weighting exercises undertaken as a sensitivity test
on the MCA of the residential growth areas.
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Table 7 - Residential Growth Area Sensitivity Testing

Natural

_ » F_IPL Hazards Acce_ssibility
Site Ref Initial Rank Weighted Weighted Weighted Average Rank
HN10 1 1 5 4 3
H2a 2 2 1 1 2
NC6 3 9 10 2 6
FM2 4 13 2 5 6
FM9 4 13 2 5 6
H3 4 3 15 3 6
H4 4 10 2 5 5
HNG6 8 4 5 9 7
FM11 9 8 7 14 10
HN2a 9 18 7 14 12
HN2b 9 12 7 10 10
H8 12 5 10 16 11
NC4a 13 6 17 5 10
H7 14 7 12 18 13
HN3b 14 23 12 11 15
HN3a 16 15 16 13 15
BP4 16 20 14 19 17
NC4b 18 11 27 11 17
AS1 19 21 18 22 20
NC4c 20 24 24 20 22
NC4d 20 22 26 16 21
BV3 22 15 19 24 20
BV5 22 15 20 24 20
NC7a 22 27 22 21 23
NC7b 25 26 28 22 25
AS2 26 25 25 27 26
BV2 27 19 21 28 24
BVv4 28 28 22 26 26

As is evidenced in Table 7 above, sites across the Hastings District generally perform better
than those across Napier across all rankings. There is a combination of factors which have
influenced this outcome. Most notably the low-lying nature of greenfield development options
considered within Napier. These areas are subject to a range of different types natural hazards
(e.g. coastal hazards, land hazards, flood hazards) each of which was assessed under its own
criteria. In other words, sites in Napier generally performed poorly across multiple criteria
relating to natural hazards. In contrast, sites considered across Hastings were largely free from
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significant impacts of natural hazards with the exception of some specific areas relating to
flooding but are more constrained by the presence of highly productive land.

Whilst the majority of Napier sites performed poorly against natural hazard criteria, extensive
additional analysis for many of the sites south of Napier (NC4a-d) and Ahuriri Station (AS1 and
AS2) has been undertaken (see for example Figure 16 below). For both broad areas,
engineering solutions have been identified that could assist in mitigating natural hazard risks
associated with flooding, ground conditions and tsunami. Across both locations it is expected
that ground levels will need to be raised with suitable engineered fill in addition to the provision
of onsite storage solutions to accommodate the projected volumes of site flooding. As such,
while the majority of Napier sites performed poorly relative to other sites in relation to natural
hazards, there is confidence that these risks can be appropriately managed (albeit at
significant cost and investment for developers) such that development is not considered
inappropriate in the strategic context of this FDS (noting that there may be specific localised
limitations arising, depending on the scale, character and form of development).

Figure 16 - Flooding Extent in areas south of Napier of the HBRC 2050 Upgrades Model (GHD,
2023)

In addition to raising ground levels, it would be expected that development of any of these
areas would incorporate a wider suite of stormwater management measures as part of more
detailed design to help address natural hazard risks. This could include restrictions on
impervious areas, the use of rain gardens or swales, permeable paving, and rainwater
harvesting.

Areas south of Napier performed noticeably better under the accessibility sensitivity testing.
Generally speaking, these areas have the greatest level of accessibility relative to other
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greenfield sites considered in this assessment. They benefit from proximity to existing
commercial and community services including schools (primary through to secondary), open
spaces, supermarkets, as well as public transport and off-road cycle facilities that link these
areas with centres.

Same as the process for residential growth areas, a more detailed analysis of potential
industrial growth areas was undertaken to help inform the analysis of the refined spatial
scenarios. Table 8 below provides a summary of the outcomes of this analysis. More detailed
commentary on how each site performed relative to the criteria used for the MCA is provided
in Appendix 3.

Table 8 - Summary of Business Growth Area Assessment (Unweighted)

Site Ref Site Name / Location

1 SP 59
IR3a Irongate West 56
3= FM3 Omahu Road 53
3= IR1 Irongate North (York Road) 53
5= IR2 Irongate South 52
5= FM4 Omahu Road / SH50 52
7 IR3b Irongate West 51
= AS3 Ahuriri Station 49
= H6 Tomoana 49
10 WH1 Whakatu 48
11= AS4 Ahuriri Station 47
11= IR4 Bridge Pa 47
13 AW1 Awatoto | 42 |

Table 9 below provides a summary of the weighting exercises undertaken as a sensitivity test
on the MCA of the business growth areas.

Table 9 - Business Growth Area Sensitivity Testing

Natural Site

. » HPL Hazards | Suitability
Site Ref Initial Rank Weighted Weighted Weighted Average Rank
e Rank Rank

SP 1 1 9 1 3
IR3a 2 4 2 2 3
FM3 3 2 3 6 4
IR1 4 8 3 5 4
IR2 5 9 5 7 6
FM4 6 3 1 10 5
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IR3b 6 8 6 8 7
AS3 8 5 11 3 7
H6 8 10 10 9 9
WH1 9 12 8 11 10
AS4 11 6 12 4 8
IR4 11 7 7 13 10
AW1 13 11 13 12 12

As evidenced by Table 9 above, sites around Flaxmere and Irongate generally performed
better than other business areas considered. This result has been driven by the fact that these
areas are relatively free from natural hazard constraints, proximity to existing industrial uses,
and their location along a strategic transport corridor (SH2) which is a key freight route for the
region.

As with the residential areas, potential business growth areas in Napier would also be located
on low-lying land subject to a range of natural hazard risks. Further analysis undertaken
indicates that these natural hazard risks can be suitably mitigated through design including a
significant raise in ground levels for the Ahuriri Station sites and additional flood protection
measures for Awatoto. It is also noted that the Ahuriri Station sites’ overall performance
improves under both the “highly productive land” and “site suitability” weighted tests. The later
in large part due to its proximity to both Hawke’s Bay Airport and Napier Port. However, despite
its proximity to these locations it is also noted that State Highway 2 north of Napier is likely to
come under significant pressure as a result of large-scale development industrial and
residential development around Ahuriri Station and Bay View.
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8. Preferred Spatial Scenario

Based on the assessment of advantages and disadvantages of different spatial scenarios as
well as the MCA process undertaken for individual growth areas, a preferred spatial scenario

has been developed. This preferred scenario is shown in Figure 17.

LEGEND
. Primary Urban Centres

Bay View
@ Secondary Urban Centres

O Locally Important Urban Centres
Rural Centres / Towns

= Intensification around Centres, Public
Transport Corridors and Social Amenities

New / Expanded Residential Areas
New / Expanded Business Areas
mm High Frequency Public Transport Corridor +
-— — - Other Frequent Public Transport Corridors
mmmmm |ncreased State Highway Capacity
== E Protection of highly productive land
A Hawke's Bay Airport
-1' Hastings Aerodrome

\t Napier Port

#=R Inland Port
State Highway
+—+—+ Railway Line
Existing Zoned or Consented Urban Areas
Reserves and Open Space Areas

Water Bodies

Omahu

@eiack

North

[Paklpakl

Figure 17 - Draft Future Development Strategy
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The Draft FDS strategy set out in Figure 16 provides for:

increased density and diversity of housing, including apartments and terraced
housing, within and close to Napier and Hastings’ primary, secondary and locally
important centres and high frequency bus corridors;

general residential development in other neighbourhoods within existing urban
areas, including small scale infill and suburban scale duplexes and terraced housing;
targeted expansion to enable new compact neighbourhoods with a mix of
housing types to the south of Napier’s urban area, Mission Estate, and on the fringes
of Havelock North, Hastings and Flaxmere, in locations that can integrate efficiently
with existing transport networks and services, while avoiding the best productive land;
increased density and diversity of retail and commercial activities in Napier and
Hastings’ primary, secondary and locally important centres, the Severn Precinct, and
in new centres that support new compact neighbourhoods;

a new strategic industrial node at Irongate and Irongate West that is efficiently
located close to the state highway network and existing industrial areas; and
supporting infrastructure, including transport, three waters, open space and social
infrastructure network improvements.

Table 10 below sets out the greenfield locations where future residential development is
recommended to occur along with an estimate on housing capacity in these locations. The
recommendation to include these sites has been influenced by the MCA process as well as an
a rational and integrated strategic approach to growth and development. In this regard, just
because a site performs well under the MCA does not mean it was selected or conversely a
poorer performing site was not necessarily discounted.

Table 10 - Proposed Residential Greenfield Development Areas for the Draft FDS

m Site Name / Location Approx. Capacity

NC4a

NC4b

NC4d

NCé6

H2a

H3

H4

Riverbend Road / Willowbank Avenue, Napier (The 290 dwellings
Loop)

Riverbend Road, Napier 660 dwellings
South Pirimai, Ulyatt Road, Napier 370 dwellings
Mission Estate, Church Road, Napier 100 dwellings
Lyndhurst Road Extension, Hastings 280 dwellings
Kaiapoi Road, Hastings 430 dwellings
Murdoch Road, Hastings 120 dwellings
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H8 Copeland Road, Hastings 130 dwellings
FM2 Portsmouth Road, Flaxmere 330 dwellings
HN2b Arataki Road Extension, Havelock North 110 dwellings
HN3a Middle Road, Havelock North 220 dwellings
HN3b Middle Road Extension, Havelock North 420 dwellings
HN6 Brookvale Road Extension, Havelock North 125 dwellings
HN10 Oderings Site, Havelock North 35 dwellings
Total 3,620 dwellings

As set out in Section 4 of the report, there is currently capacity for approximately 4,210
dwellings in existing greenfield areas. Combined with the intensification and infill capacity
enabled through the Napier PDP and Hastings Plan Change 5 this is sufficient capacity to meet
demand for at least the short-to-medium term, while the areas identified above will provide
sufficient capacity to meet demand over the long-term.

In addition to the residential greenfield development areas identified above, it is also proposed
to identify two additional business development sites in Irongate (IR2 — Irongate South and
IR3a — Irongate West) that could be developed in the long-term if required. Combined, these
areas provide for approximately 100Ha of land for business uses. These two sites are
strategically located along State Highway 2 providing good access to Napier and Napier Port,
are adjacent to the emerging industrial node at Irongate and located in close proximity to a
large and growing employment base across Flaxmere and Hastings.
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A key requirement of the FDS is to set out how Napier and Hastings will achieve well-
functioning urban environments (WFUE). The manner in which the preferred scenario supports
a WFUE is set out in Table 11 below.

Table 11 - How the Preferred Spatial Scenario supports a WFUE

Have or enable a variety of
homes that meet the
needs, in terms of type,
price and location, of
different households

Have or enable a variety of
homes that enable Maori to
express their cultural
traditions and norms

Have or enable a variety of
sites that are suitable for
different business sectors
in terms of location and
site size

Have good accessibility for
all people between
housing, jobs, community
services, natural spaces
and open spaces, including
by way of public or active
transport;

A variety of housing types are enabled through a combination
of varying levels of intensification in existing urban areas and
in new greenfield areas. Housing affordability remains a key
concern across both Napier and Hastings. Community
Housing Providers and Kainga Ora will have an important
role in providing housing that meets the needs for those
sectors of the community who cannot access housing on the
private market. Enabling greater levels of intensification will
better support these housing providers.

Mana whenua have expressed a clear desire to develop
papakainga including in small rural communities in close
proximity to the main urban areas. The partner councils will
continue to work with mana whenua to realise their
aspirations to develop papakainga. This will include
reviewing rules in the district plans to ensure they provide an
enabling framework for development, and potentially
expanding the definition of land where papakainga can be
developed.

The Business Capacity Assessment indicates that there is
already sufficient vacant zoned capacity across Napier and
Hastings to meet the long-term needs of business. This
vacant capacity is predominantly located at Hawke’s Bay
Airport, Pandora, Omahu Road, Tomoana, Whakatu, and
Irongate. Additional capacity is proposed through the Draft
FDS at Irongate. Intensification of existing centres will be
required to support long-term retail and commercial growth.

The majority of new housing over the 30-year timeframe of
the Draft FDS will be provided for in existing urban areas.
New areas of housing growth have been identified that are in
close proximity to existing urban areas and amenities
including schools, open spaces, frequent public transport and
employment opportunities. New residential areas will require
structure planning to ensure appropriate supporting
amenities such as open spaces are integrated into new
neighbourhoods.

Additional business land has been identified along State
Highway 2 and can leverage of improved accessibility to both
employees and strategic infrastructure as a result of
upgrades to the Hawke’s Bay Expressway.
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Support, and limit as much
as possible adverse
impacts on, the competitive
operation of land and
development markets

Support reductions in
greenhouse gas emissions

Are resilient to the likely
current and future effects
of climate change

The preferred scenario supports the competitive operation of
land and development markets by ensuring that sufficient
capacity is enabled over the 30-year timeframe of the Draft
FDS. A range of housing typologies in different locations
(within both existing urban areas and new greenfield areas)
is provided for. More capacity enabled means more
development opportunities and competition among
developers is created.

The scale and pattern of existing development means that
additional growth will have limited influence over travel
patterns and behaviour (and associated greenhouse gas
emissions). Reducing vehicle emissions needs to focus on
current travel patterns and behaviours from the existing
urban environment. The FDS supports this by providing for
the majority of future growth within the existing urban area.
This can better support more frequent and viable public
transport services. New growth areas are generally located in
areas adjoining the existing urban area and proposed to be
served by frequent public transport and / or have access to
off-road cycling infrastructure to provide for alternative modes
of travel for future residents.

The majority of new growth is signalled to be located in areas
that are less susceptible to the current and future impacts of
climate change, particularly sea level rise. The exception to
this are low-lying areas in Napier itself and greenfield areas
south of Napier which are subject to flooding that could be
exacerbated by more intensive rainfall events. Development
south of Napier will need to involve raising of the land and
construction of stormwater basins to help avoid and mitigate
likely effects. The approach to stormwater more generally
across Napier and Hastings will also need to adapt to the
future impacts of climate change

A discussion on the two major development areas excluded from further consideration as part
of the preferred spatial scenario is set out below.

Ahuriri Station encompasses the existing Pamu land adjacent to Hawke’s Bay Airport, and
south of Onehunga Road. Mana Ahuriri Trust has aspirations for redevelopment of the site into
an ecologically sensitive freight, logistics and industrial hub. In addition, a number of potential
residential growth areas in an around Bay View have been identified and considered through
this process. This includes Site BV3 which is an existing development area signalled within

HPUDS.
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Figure 18 - Indicative Development Areas considered around Bay View / Ahuriri

There are a number of constraints to potential redevelopment of both Ahuriri Station and Bay
View, including those relating to natural hazards, ground conditions, culturally sensitive areas,
highly productive land and wetlands / significant ecological areas. Redevelopment of the area
has the potential to support ecological enhancements to the Ahuriri Lagoon and identified
wetlands. Further, investigations undertaken in the area indicate that there are engineering
solutions available to address natural hazard risks. This would include a substantial raising of
the land and creation of new stormwater detention areas.

In addition, there are constraints related to three-waters (particularl water supply and
wastewater capacity) and electricity infrastructure capacity and the state highway network
associated with large-scale development in this area. Infrastructure capacity issues would be
compounded if both business and residential development occurs.

High-level transport modelling indicates a number of upgrades to existing or new intersections
would be required to facilitate development. This would be in addition to a proposed new
access which has been proposed as part the Hawke’s Bay Airport Masterplan to facilitate
business development north of the existing terminal area. Ultimately, any urbanisation of land
in this area would need to be closely considered with future use and development of the
Hawke’s Bay Airport.
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Any residential development of scale in this area would also likely need to be serviced with a
new primary school with the nearest existing alternatives of Westshore and Eskdale being
located approximately 5km north and south of the area.

Flaxmere South / Bridge Pa

The Flaxmere South / Bridge Pa area was identified as a potential urban growth opportunity
for both business and residential uses. This is area is largely free from natural hazard
constraints and the productive capability of existing rural land is lower than most of the areas
immediately adjacent to Hastings.

Consultation and engagement with the Hastings Aerodrome identified a number of operational
requirements of the aerodrome for both its day-to-day operations as well as during
emergencies (e.g. as was required during Cyclong Gabrielle). Urbanisation of the land around
the aerodrome has the potential to conflict with these requirements and could also require a
change in operations which has a greater impact on existing residents of Bridge Pa.

Figure 19 - Indicative Development Areas considered around Flaxmere South / Bridge Pa

Awatoto, Tomoana and Whakatu

Awatoto, Tomoana and Whakatu were also considered as locations for expansion of business
land. All three sites were indicatively identified within HPUDS as potential areas for business
expansion.

Tomoana and Whakatu are both located along the existing trade waste sewer network while
Whakatu is the proposed site of an inland port being advanced by Napier Port. Some
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development of Tomoana was enabled and has been undertaken post adopted of HPUDS.
However, both areas are principally constrained by the presence of highly productive land.
These areas are predominantly classed as LUC1 and feature a number of well-established
orchards. As there is already sufficient business land zoned across Napier and Hastings,
further expansion into the highly productive land in these locations is considered inappropriate.

The Awatoto industrial area and Waste Water Treatment Plant (WWTP) was heavily impacted
by Cyclone Gabrielle. As part of the recovery process, flood mitigation and protection works
are required to support the long-term operation of established industrial sites and the WWTP.
Current investigations include the potential for flood protection along the alignment of McLeods
Road. This could support the development of an additional 37 hectares of land for industrial
development, contiguous with the existing industrially zoned land and with good access to
strategic freight links. However, there are a number of constraints to redevelopment of the site
related to natural hazards and ground conditions.

Figure 20 - Indicative Development Areas considered around Tomoana, Whakatu and Awatoto
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9. Appendicies

Appendix 1 - Thematic Constraints Mapping

Appendix 2 - Summary of feedback from Community Engagement
Appendix 3 - Refind Growth Areas Multi-Criteria Analysis
Appendix 4 - Refined Spatial Scenarios Site Summaries

Appendix 5 - Housing & Business Capacity Assessments

Appendix 6 - Transport Assessment

Appendix 7 - Call for Opportunities Submissions
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This report provides an overview of the feedback provided through the community engagement on the Napier Hastings FDS:

e Hastings Workshop held on 31 October.
e The Hastings Pop-up shop comments
e Feedback from the My Voice My Choice survey

Napier Hastings FDS Community Engagement 2
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Hastings Workshop 31 October 2023 and Pop-Up Feedback

The Napier Hastings FDS workshop was held in the Hastings District Council pop-up shop in Heretaunga Street. There were around 50 invited members of
the public at the workshop. The pop-up shop was open for two weeks and comments from that engagement are also included in the following points,

The purpose of the workshop was to:

e Enable people to provide feedback on the strategic objectives and the emerging options for future growth to inform the next iteration of the draft
Napier Hastings FDS

The following material was provided to support the workshop participants.

e Asetof draft strategic objectives that will guide our planning.
e Initial technical assessments of issues and growth options.
e Aseries of emerging options to provide for future growth.

Napier Hastings FDS Community Engagement 3
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Nga Whainga Strategic Objectives

The first exercise involved identifying the draft strategic objectives that people most aligned with. They were given three markers and asked to identify their

no.1 to no.3. The results were as follows:

Nga Whainga Strategic Objectives No. 1

Mana whenua and councils work in a genuine Te Tiriti partnership to achieve shared goals for urban development.

We have a compact urban form, focused around consolidated and intensified urban centres in Napier and Hastings.

Our communities and infrastructure are resilient to the effects of climate change and risks from natural hazards.

We have a diverse range of housing choices that meet people’s needs in neighbourhoods that are safe and healthy.

We have a strong economy and businesses can grow in appropriate locations.

The highly productive land of the Heretaunga Plains is protected for productive uses.

Our communities and business areas are well connected and accessible, particularly by public and active transport.
We have sufficient land for housing and business to meet demand.

Te Taiao/our natural environment is protected and enhanced, including our water bodies, indigenous biodiversity
and outstanding landscapes.

Our infrastructure is planned and designed to efficiently support development.

Urban growth and infrastructure investment supports equitable and social outcomes.

Overall, the most mentioned strategic objectives were:

e We have a diverse range of housing choices that meet people’s needs in neighbourhoods that are safe and healthy

e Ourinfrastructure is planned and designed to efficiently support development.
e We have sufficient land for housing and business to meet demand

Napier Hastings FDS Community Engagement
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e Our communities and infrastructure are resilient to the effects of climate change and risks from natural hazards.
e We have a strong economy and businesses can grow in appropriate locations

Maps

The second exercise was to provide feedback on the emerging growth options.

The first option discussed was Potential Growth on Higher Ground

Every comment is noted, if a comment is repeated it was provided twice or more.

Te Awanga/ Parkhill

Overall, the inclusion of this area was supported. The comments related to Te Awanga / Parkhill were:
e Likeit e Haumoana/TA foothills - no more housing developments on high
e Yes! class soils
e Like it - Tuki Tuki Te Awanga o Likeit!
e High ground, good commuting distance, close to schools, e Parkhill Road and surrounding hill country

provides for growing community, has existing services. e Te Awanga area above Parkhill Road and bounding Tukituki Rd

e High growth area, 16-minute village concept, has existing services. e Parkhill Road for Te Awanga
e Support the Parkhill/Te Awanga - should be a satellite. e How are you accounting for coastal erosion when building in
e Southern extension of Tuki Tuki special character Haumoana and Te Awanga? Counter-productive.
e Growth on higher ground is essential to protect productive land.

Te Mata/Arataki

Overall, support for this area was mixed. The comments related to Te Mata/Arataki were:
e Te Mata Peak - don't like it. o Arataki okay but must provide local shops.
e Yes! Te Mata Road, Endsleigh Road, Mutiny Hill e We would like high ground growth Endsleigh Rd and Te Mata Rd.
e Te Mata Road Arataki Makes sense: more resilient, close to town, obvious place to grow,
e More intensification Te Mata Road and Brookvale North protects good land.

Napier Hastings FDS Community Engagement 5
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Havelock North

Overall, the inclusion of this area was supported. The comments related to Havelock North were:

e Havelock North Hills - push as far as possible, east and west. e Havelock North hills - lower to protect upper hills.
e Like it! Havelock South, Longlands Hills e Yes River Road - protect cropping flats.
e Havelock North hills ¢ Havelock North along Karamu Stream (development area)

e Endsleigh Road, Havelock hills /slopes
Poraiti/Puketapu

Overall, support for this area was mixed. The comments related to Poraiti/Puketapu were:

e Like it! Puketapu and Puketitiri Road e Springfield Road hill development
e Poraiti - like it! ¢ No! Duh!
e Yes Puketapu - proximity to Taradale township, potential to retain e No! Grape country?
rural aspect. e Puketapu/Poraiti - | like it, continue with opening up future stages.
e Puketapu Hills - existing community e Mission Estate residential opportunity outside vineyard areas

e More development in Poraiti and Puketitiri Road areas, and
Springfield Road

Bay View
Overall, support for this area was mixed. There were only two responses that directly relate to this area. The comments related to Bayview were:

e Bay View Hills - no storm or flood damage historically
e Seafield yes

Omahu

The inclusion of this area was supported by the one response related to it. The comment related to Omahu was:

e Omahu Hill development

General comments

Other general comments included:

Napier Hastings FDS Community Engagement 6
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e Will this bypass the “safe” land for more wealthy residents? e Support new rural settlement e.g., growth of Maraekakaho, Otane,
e Costto supply utilities. Haumoana on the hill.
e Need to consider the isolation of communities during natural e Allow more houses to be built on hills. Safer places for
disasters. horticulturists to live near orchards. The yards etc. which are on the
e Sections suitable for smaller home developments plains can be protected.
e Intergenerational family living e Hastings District Council needs to release land in the HDC regional
. Qua“ty environment with good eco|ogica| balance area to the NCC for further expansion in the hills.
e Allow more rural residential subdivision on hills near productive
plains.
The second option discussed was Potential “Satellite town"” development area.
Maraekakaho
Overall, the inclusion of this area was supported. The comments related to Maraekakaho were:
o |likeit. e Maraekakaho, 1.5-hectare blocks. Being able to subdivide to
e  Growth into Maraekakaho area smaller blocks therefore more intensification.
e Maraekakaho Road. Businesses can grow in appropriate locations.
e Maraekakaho, yes )
) ) Fringe rural land properly assessed and zoned accurately.
e Maraekakaho, for (depending on size) e Likeitl
® Maraekakaho, like it e Maraekakaho, on the hills
e Generally, yes, but skyline kept intact and not compromised.
o Satellite Maraekakaho Hills
Pakipaki
Overall, the inclusion of this area was supported. The comments related to Pakipaki were:
e Yes Pakipaki - Mutiny Hills ¢ Consider the economic viability of building “satellite towns” in low
e Yes Pakipaki - Mutiny Hills socio-economic areas such as Pakipaki.
e Enfield
Napier Hastings FDS Community Engagement 7
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Te Awanga
Overall, the inclusion of this area was supported. The comments related to Te Awanga were:
e |s Te Awanga a subdivision or a satellite town? How aspirational is e Te Awanga local urban/rural community hubs | like.
it? e Clive, Te Awanga, Haumoana - Like it
e New satellite town in the Te Awanga area e Satellite towns no.
e Te Awanga like - location perfect, no hazards, supports a great e Te Awanga, | like urban rural developments that cater for lifestyle
community and lets it grow, existing schools there and embraces options.
three communities. e Subdivisions that have a good mix of sizes in them to cater for all.
e Haumoana/Te Awanga and Puketapuu but don't spread further on
to productive land.
Bay View
e Move it - build Bay View on the hills.
General comments
e Urban edge expansion particularly on compromised soil e.g., e Pakowhai Road Triangle
Former packhouse site Napier Road, Te Mata Mushrooms, e Satellite towns need good connectivity to CBDs, private and public
Brookvale transport.
e Commercial and industrial development to Ellwood Road e Don't build over good growing areas.
The third option discussed was Potential Intensification areas.
Hastings
Overall, the inclusion of this area was supported. The comments related to Hastings were:
e Intensification around Hastings CBD and existing amenity ¢ Whakatu - strong obvious industrial growth
e Expand Irongate industrial area.
P 9 ) . . ) ) e For it but with quality designed multi dwellings and not three
e Reduce the commercial precincts and intensify. Replace core with )
. . houses squeezed on one section
residential. | ) - Hast | d dof
e Hastings for walkable city, existing infrastructure * [Innercity apartmenlts In Mastings t? replace (and get rid of) empty
, o . : shops, some of which need knocking down.
e Can't have one size fits all solution for Hastings. ] .
e Hastingsis full.
Napier Hastings FDS Community Engagement 8
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e Support intensification Hastings.
Flaxmere
Overall, the inclusion of this area was supported. The comments related to Flaxmere were:
¢ New intensification supported if improves community outcomes.
e Good design needed in Flaxmere.
e Flaxmere
Havelock North
Overall, the inclusion of this area was supported. The comments related to Havelock North were:
¢ Intensify areas within Tkm of village centre. e Growth area - Havelock foothills, Middle Road upper side. No
e Allow residential development on rural productive land on further Brookvale sides.
Havelock Road between Havelock and Hastings ¢ Intensification of Havelock Village Centre
e More intensification Te Mata Road and Havelock North e For lona. Residential and commercial (local shopping) and better
e Brookvale Road, Te Mata Mushrooms connectivity both public and cycleways
e Havelock North Village and outer areas
Napier
Overall, the inclusion of this area was supported with caveats around risk. The comments related to Napier were:
e Intensification on under used rail line route e We have to stop intensifying in low lying areas, especially near the
e | agree to some extent with Taradale. | highly disagree with Napier coast. That includes Haumoana & Te Awanga as well as Central.
Central in particular as it is not a climate stable area. Likewise, ¢ Napier & Riverbend Rd.
Riverbend Rd is a flood risk. Better to intensify in more sensible
areas.
General comments
Other general comments included:
e Limitindustrial development on highly productive soils. e Intensify inner city limit urban edge expansion.
Napier Hastings FDS Community Engagement 9
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The final exercise was an open floor to make general comments and share any ideas.

Quality intensification with good services, shops, cafes, parks
Quality urban development does not infill.

In intensified areas, will there be enough room for small gardens
or for outside activities?

Inner city living

Are houses going to be jammed into subdivisions? Will people still
have privacy and space?

Be mindful of the residents. These new buildings may cause
negative impacts on the residents.

How will you account for quality of life if everyone is packed into
upwards residential?

Intensification of existing urban areas using strong design &
regulatory practice in place.

Growth of industry on fringe land on plains. Test carefully for the
ground & zone correctly.

In general intensification yes, with strongly enforced design
principles.

For residential development the feedback included:

Improve infrastructure.

Bring more people into the area.

Further expansion at Irongate will be needed really soon!

Need to move the racecourse somewhere else so that can be
developed.

Long term future growth at Whakatu - 20+ years

In light of the potential destruction caused by earthquake
legislation, designed urban precincts should be retained along
with new builds.

Small eco developments, small own your own small houses as
opposed to obscene retirement villages that are not owned.
Residential/commercial development between Havelock North
Road and Crosses/Ada from Hastings to Havelock North

Napier Hastings FDS Community Engagement

No urban ghettos

Intensify city centres to advance goals of climate resilience.
Investigate the city centres and improve quality of life for HB
residents.

Support higher rise housing - lifts.

Get rid of the minimum size of Rural Residential Zoned land.
250m?is 250m?, not <150m?

Consider different approaches to site layout (more European
approach), Designs included on post it notes\

Smaller ‘urban’ development. Eco villages, small house footprint,
more land footprint, natural drainage options, wildlife areas, multi
age living

Remember Intensification opportunities around fringe on
commercial centres.

Intensification and different housing density options needed.

Life of compromised land Te Mata Mushrooms

Napier lacks resilience. Retreat and turn it into a waterways style
settlement e.g., Pauanui.

Get an opinion from the public (only in affected areas) and include
all socio-economic groups.

Communicate more with other Councils in region such as CHB.
Should this Regional Plan not be linked with the other Regions in
Hawkes Bay? By populating places like Waipawa more it creates
more jobs

Make sure existing settlement infrastructure is well maintained.
Expand airport?

Need a mall urgent.

We should build a mall.
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e Make schools bigger or add more to compensate for the
predicted increase of people.

Industrial
For industrial development the feedback included:

e Do we drive industry into areas based on type? What are the
consequences of that for the two councils and their populations?

e Industrial zones based on similar industries. Tension between
Napier and Hastings

e Continue separation of industry/commerce from housing. Put
industry on rail line.

Public Transport

Public transport feedback included:

e More rail links in and out of Hawke's Bay Airport, Napier, Hastings
and length of New Zealand

e Huge improvement on public transport

e Make sure to consider sustainability, people far from education or
work need better ways of transport than just cars.

e Make better connections between Napier/Hastings not just relying
on cars.

Environment/Sustainability

Environment feedback included:

e What will happen in the middle of the 30-year strategy if we have
another disaster like Gabrielle?

Napier Hastings FDS Community Engagement

Be more considerate towards lower socioeconomic groups.
Support the community, what about the people themselves?

Avoid ribbon industrial development like Omahu Road. Find areas
of low value soil for industrial development

Industrial land - focus on where trade waste line runs.

Industrial moving around to SH50 from Omahu Rd towards Mere
Road

Where are we best placed to promote industrial growth in Napier?
Awatoto, Ahuriri?

Invest in more sustainable transport and ensure that development
allows for bikers and pedestrians.

It'd be great to see public transport at the heart of the plans. Bus
routes (times that are fast, convenient, cheaper than the car) Why
are we not using rail from Napier to Hastings?

Rail for public transport links in lieu of just freight. Railway stations
redeveloped along route.

Passenger Rail CHB, HDC, NCC KiwiRail

How is the environment going to be affected by all this change
and/or building production?
Are ecological significant areas safe?
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Think sustainable when building new developments - subdivisions
are an unsustainable use of land.

Flood zones/Cyclone Gabrielle/Resilience

Flood zones and resilience feedback included:

Don't build in or near high-risk areas.

Don't put cemeteries in flood areas.

Don't put dumps in flood zones.

Never waste a crisis (think Gabrielle)

What are you doing with the red zoned houses after the floods?
Are you going to demolish abandoned houses, or charge a tax on
them?

Napier Hastings FDS Community Engagement

Areas for low impact off grid development - no infrastructure
requirement
Environmental conservation as part of this growth

Please ensure dumps are not placed in flood areas.

Take areas vulnerable to floods into consideration. We do not want
new housing torn down.

Haumoana dump flooded, what's stopping others?

There has been no mention of tsunami as a natural hazard. Coastal
areas are very vulnerable to ‘when’ this happens. More planning
for existing communities needs to be done to evacuate.
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Napier Hastings FDS Community Engagement - Survey Results
October - November 2023

The Napier Hastings FDS survey ran for a month from October to November 2023. The following is a summary of the feedback received.

Who we heard from:
Fifty-seven people completed the My Voice My Choice survey online.

e Ofthose
o Twenty live in Havelock North
Fifteen in Hastings
Twelve in Napier
Three in Haumoana
One in Te Awanaga
One in Maraekakaho
One in Clive
o And three from other areas
e Twenty-eight are aged between 35 - 54, seventeen are aged between 55-75, nine between 25 - 35, three were over 75.
e Forty-four are New Zealand European, five other European, five are Maori, two Chinese, one Indian, one Southeast Asian.
e Twenty-nine male and twenty-six female.

O O 0 O 0O o

Areas people raised for consideration.

e Inresponse to a participants’ suggestions
o The School Road in Clive is now included for analysis.
o the Hastings racecourse and stock yards was raised by two participants, this is being considered by the FDS team.

Other general comments included:

e We have to stop intensifying low lying areas near the coast. urban sprawl and encroachment into highly productive and native
e Intensification without better roading infrastructure is a bad idea. areas.
e We should be transitioning to medium-density urban areas. While e Notenough weightis given to natural hazard risk for intensification
maintaining an agreed level of public green space and preventing in Napier.
Napier Hastings FDS Community Engagement 13
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e We can't keep building over our most fertile soils. e The plan looks good.
e HBRC needs to be held accountable for providing infrastructure e There is not enough community housing other than Flaxmere.
for safe and resilient housing areas.
Emerging scenarios - greenfield expansion
When asked about potential greenfield expansion opportunities the most frequently mentioned issues were:
e Protecting highly productive land (7)
e Considering and managing flood risk (5)
e A preference for intensification to make the most of existing infrastructure and protect soils (2)
Emerging scenarios - growth on higher ground
When asked about potential growth on higher ground the most frequently mentioned issues were:
e Comments about the need for good roading, transport and connectivity (4)
e Looking after the natural environment, rural feel, and cultural values (2)
e Investing in good waters infrastructure (2)
e Intensify first (2)
e The safety from flooding that higher ground provides (1)
e Getting community agreement (1)
e Making sure that community housing and affordability are part of the solution (2)
Emerging scenarios - growth of potential satellite town development
When asked about potential satellite town development areas the most frequently mentioned issues were:
e Concern around staying away from flood prone areas (3)
e Concern that this approach represented sprawl and would be costly and intensifying existing urban areas a better idea (3)
e Concern that this would effect productive land (4)
e Some stated that this would be ok, using a phased approach, intensify first and then phase in satellite areas (2)
e Fourrespondents clearly stated they did not support Meeanee Road as an option (4)
Potential other areas
The survey asked for any ideas on new areas that were not considered in the current options. Of those mentioned
Napier Hastings FDS Community Engagement 14
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Clive School Road is now part of assessment.

Other areas suggested, like Meeanee, have already been assessed and discarded for technical reasons, or the city centre, which is already part of the
intensification approach.

No new areas that have not been considered and either form part of current response or discarded for technical reasons were raised.

Achieving FDS Objectives

People were then asked to comment on whether the emerging options would achieve the project objectives. These are some of the most frequently
mentioned issues were:

A need to provide transport options for people, including public transport, that keeps communities connected (4)
Make sure that the planning is completed in context of climate change (3)

Cyclone Gabrielle and ensuring any changes are resilient to future events (4)

Creating communities that have good access to community amenities (5)

People also noted that the following things need to be considered, many of which are covered by the outcomes:

Delivering housing diversity
Achieving social outcomes
Avoiding urban heating

Napier Hastings FDS Community Engagement 15
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Next Steps

1. April 2024 - Further discussions with the FDS Joint Committee on the draft growth options, to settle on a preferred scenario from the range of

indicative scenarios mentioned above

2. April - June 2024 - Preparing the Draft Future Development Strategy for consultation.

3. June 2024 - Approval of the Draft Future Development Strategy for public consultation.

4. July 2024 - Public consultation on the Draft Future Development Strategy.

5. August - October 2024 - Hearings, deliberations and adoption of the final Future Development Strategy.
Napier Hastings FDS Community Engagement 16
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Multi-Criteria Analysis
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Attachment 4

Few constraints/good.
suitability

Moderate
constraints/moderate
suitability

Highly constrained/poor
sutability

Assessment considerations

Isupporting evidence/data

ais:
Site of significance; Maori Land
Info

Advice from iwi and hapy; Iwi
Management Plans.

Info:
Call for Opportunities; Advice from iwi
and hapu

MCA Assessment Framework & Scoring Assumptions

Keyinfo:
Plan-enabled feasible capacity data;
project team estimates or site-specific

Keyinfo:
‘Accessibltystudies for greentield stes,
use centres (skm buffer for Napier and
Hastings; 3km for others), employment
areas (3km bufer) and schools (3km

Key Info:

Identified flood risk areas;

erosion
Coastal inundation;

D Nap Plan (28
March 2023);

lysis by the
project team; Land fragmentation
(landowners / parcel

v for
frequent bus routes;

key transport corridors.

Tsunami risk (1m and 1.99m SLR
assumptions)

 modelling or info provided by
submitters or Council;
Local authorities knowledge of known
historical events

Key in
Cyclone Gabrielle total flood extent;
Confirmed Land Category;
Feedback from RRA.

Fault avoidance;
High landslide risk;
Liguefaction severity in 100 years return;

Keyi
NZLRI LUC mapping;
Roys Hill Wingrowing Area (HDC ODP);

KeyInfo:
Draft SNAs (or equivalent),
il Covenants;
Conservation Land;

Steep land analysis;
‘Any other submitter provided material.

Manaaki Whenua Land cover database.

_____ - mm_—-

Key info:
Mapped wetlands;
Water bodies;
Unconfined aquifer and TANK
source protection zones,

(Comments/Scoring
|Assumptions

Traffic light colour coding is based on|
whether the area is subject to o

[proximate to any Areas Significant to|This is a ‘bonus criteria’ and will only be|
Maori/Aress of Cultural Significance, and|considered as part of sites put
Maori Land. Noting scoring will beby iwi and hapu.

subject to future advice from iwi and|
Ihapu.

Capacity over 100+ generally scores high
orange, with capacity over 200+

o master-planning already undertaken
could increase the score.

[score Orange if the area or a large]
portion of the area is subject to tsunami
sk, lower scoring  appropraite i
[significant flood depths are modelled.

iments should include flood depth i
possible.

Scaring is based on the extent of the
identified flood layer, and local
knowledge of the area. Whereas it is
relevant, commentary about community
vulnerabilty and isolation can be
included as well as potential mitigation.

Scoring s based on the extent of areas|
[being affected by cyclone.

Scoring based on the type and extent

subject to the area,

Scoring is based on the extent being
affected the identified layers, and the
number of ayers within the area or
immediately adjacent to it

Scoring is based on the extent
being affected the identified
layers, and the number of layers
subject to the area
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Few constraints/good.
suitability

constraints/moderate
suitability

Highly constrained/poor
sutability

Assessment considerations

ISupparting evidence/data
to inform assessment

Key info:

Information provided by the project
team and Council infrastructure teams;
Plan (28

info:

Key info:
Information pr v the pro

Information pr proi
team and Council infrastructure teams;

team and Councilinfrastructure teams;

(28

KeyInfo:
Comments were provided by the Council
infrastructure teams, Waka Kotahi,

Key info:
Information provided by the project
team and Councl infrastructure teams;

School locations;
MOE's advice on constraints to existing

March 2023); March 2023); March 2023);
Hastings District CoundilInfrastructure | Hastings District Council Infrastructure | Hastings District Council Infrastructure:
2023); 2 s 2023);
NCC LTP Amendment 2021-31 fadopted | NCC LTP Amendment 2021-31 (adopted | NCC LTP Amendment 2021-31 (adopted
on 14 September 2023); on 14 September 2023); on 14 September 2023);
HDC LTP Amendment for Growth HDC LTP Amendment for Growth HDC LTP Amendment for Growth
July 2023). uly 2023). pted July 2023).

lysis by the 3
Stantec Modelling Report (May 2024).

Constraints Report (December 2023);
Napier City Council Play Strategy (2023).

support growth.

KeyIn
Transmission and substations locations;
Comments from Unison / transpower.

Keyinfo:
OLF, ONF, SCF; SCL; SLCA; Port / Airport
Noise boundaries or other controls.

(comments / Scoring
| Assumptions

Note: A sub-regional issue around overall
water take/ supply remains a critical
consideration for any future growth

across Napier and Hastings.

Unique Criteria applied to business sites only

Key Info: New Zealand 2022
Estimated Resident Population
Grid 500 metre, 2023; Proximity
to State Highways, PT routes,
cycleways and railways.
Accessibility modelling data
analysis by the project team.
Using a 3km catchment for new
business/industrial areas, then
capture the existing population,
plus the proposed density
resulting from the estimated
capacity figures. Score accordingly|
as assumptions below.

Key info: contour data;
parcel data;
Desktop evaluation and
sector feedback

Key info: Desktop
evaluation and sector
feedback analysis by project
team

Key info: Desktop evaluation|
and sector feedback analysis|
by project team

Green = Est. population > 25000
and new dwellings > 5000; and/or
good proximity to transport
infrastructure,

Orange = Est. population > 15000
and new dwellings > 2500; and/or
moderately proximity to transport
infrastructure,

Red = Est. population < 10000 and
new dwelling < 1000; and/or
poor proximity to transport
infrastructure.
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Coastal Flooding Cyclone Gabrlelle Land hazards

BV2* 68 Franklin Road

BV3 Bay View

BV4* Franklin Rd

BV5* Racecourse Rd

AS1 |iriri Station (north of Onehunga Rd

AS2 |uriri Station (south of Onehunga Rd

NC4a* The Loop

NCab* Riverbend

NCac Waverley Rd

NCad* South Pirimai
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Wastewater Stormwater Parks and Open Spaces Schools

BV2* 68 Franklin Road

BV3 Bay View

BV4* Franklin Rd

BVS* Racecourse Rd

AS1 |iriri Station (north of Onehunga Rq

AS2  |uriri Station (south of Onehunga R

NC4a* The Loop

NCab* Riverbend

NCéac Waverley Rd

NCad* South Pirimai
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NC7a* | South of Willowbank Ave
NC7b*|  North of Willowbank Ave
Ne6* Mission Estate
FM2* Portsmouth Rd
FM9* Ramsey Cres
FM11* Portsmouth Rd South
H3 Kaiapo Road
Ha Murdoch Road West
H7* Riverslea Road
Hg* Copeland Road West
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H2a Lyndhurst Extension - HPUDS

HN2a* Te Mata Mushroom Farm

HN2b* ptaki Road Extension (Existing HPU

HNE* Thompson Road

HN10 firing Site (check against RC applica|

HN3a* lona Rd/Middle Rd
HN3b* lona Rd/Middle Rd
BP4* Bridge Pa
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H2a Lyndhurst Extension - HPUDS

HN2a* Te Mata Mushroom Farm

HN2b* ptaki Road Extension (Existing HPU

HNE* Thompson Road

HN10 firing Site (check against RC applica|

HN3a* lona Rd/Middle Rd
HN3b* lona Rd/Middle Rd
BP4* Bridge Pa
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AwL Awatoto Growth Area (Industrial)
As3 Ahuriri Station (north of Onehunga Road)
Ash Ahuriri tation (south of Onehunga Road)
FM3* Omahu Road
e Omahu R/SH 50 Rd

He ‘Tomoana Industrial

IR1 York Rd

1R2 Longlands Road
IR3a* Irongate Industrial
1R3D* Irongate Industrial

R4 Bridge Pa
WH1 Anderson Rd Whakatu

£ Prebensen Drive
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AwL Awatoto Growth Area (Industrial)
As3 Ahuriri Station (north of Onehunga Road)
Asa Ahuriri Station (south of Onehunga Road)
FM3* Omahu Road
e Omahu R/SH 50 Rd

H6 ‘Tomoana Industrial

IR1 York Rd

1R2 Longlands Road
IR3a* Irongate Industrial
1R3D* Irongate Industrial

R4 Bridge Pa
WH1 Anderson Rd Whakatu

£ Prebensen Drive
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Napier Hastings Future Development Strategy
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8 July 2024

B&A

Urban & Environmental
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Contents
H3 Kaiapo ROAM (RESIAENTIAI)..ccuuiiiiriieiiieieeieeite sttt sttt b e sttt e e e st e s b e b et e e st e saeesaeebesasesbeens 4
H4 Murdoch ROAd (RESIAENTIAI) .......ccueieieitieieeie ettt ettt ettt e s e et e et eebeesteesseeaeeaaesbaesbeesseesaesseesaeesesnsesneans 6
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Summary of Recommendations

The purpose of this report is to provide a summary of the assessment undertaken for
specific growth areas which formed part of the wider refined spatial scenario
assessment. This includes a summary of key development mefrics, development
constraints and advantages and disadvantages of development on particular sites.
This assessment has been used to inform the broader assessment of the advantages
and disadvantages of different spatial scenarios as required by the National Policy
Statement on Urban Development.

A summary of the recommendations for each of the sites considered for residential
development contained in this report is provided in the Table below.

) Area Housing Existing .
Site . Recommendation
((3E)] Capacity HPUDS

H3 Kaiapo Road (Residential) 74 430 Yes Retain in FDS

H4 Murdoch Road (Residential) 11 120 Reserve Retain in FDS
H5b Wall Road (Residential) 11.3 110 Reserve Exclude from FDS
H7 Riverslea Road (Residential) 4.2 40 Yes Exclude from FDS
H8 Copeland Road (Residential) 14 130 Yes Retain in FDS
H2a Lyndhurst Extension (Residential) 31 280 Yes Retain in FDS
HN2a Te Mata Mushrooms 39.9 250 No Exclude from FDS
(Residential)

HN2b Arataki Extension (Residential) 12.1 110 Reserve Retain in FDS
HN6 Brookvale Road (Residential) 9.1 80 Yes Retain in FDS
HN10 Oderings Site (Residential) 2.03 35 No Include in FDS
HN3a Middle Road (Residential) 21.4 220 Reserve MHSEINNPS
Hn3b Middle Road Extension 32.2 420 No Include in FDS
(Residential)

FM9 (Residential) 59.6 500 No Merged with FM2
FM?2 Portsmouth Road (Residential) 17.2 330 No Include in FDS
FM11 Stock Road (Residential) 57.2 515 No Exclude from FDS
BP4 Hastings Golf Club (Residential) 95.8 720 No Exclude from FDS
NC4a The Loop (Residential) 235 290 Yes Retain in FDS
NC4b Riverbend (Residential) 23.3 660 Yes Retain in FDS
NC4c Waverley Road (Residential) 56.0 335 No Exclude from FDS
NC4d South Pirimai (Residential) 61.6 370 Reserve Retain in FDS
NC7a & b Willowbank Road 22.6 155 No Exclude from FDS
(Residential)

NC6 Mission Estate (Residential) 9.05 100 No Include in FDS
BV3 Bayview (Residential) 16.6 150 Yes Exclude from FDS
AS1 Onehunga Road North 52.8 750 No Exclude from FDS
(Residential)

AS2 Onehunga Road South 31.1 225 No Exclude from FDS
(Residential)

BV 5 Bayview North (Residential) 13.7 100 No Exclude from FDS
BV2 & 4 Bayview East (Residential) 63.8 529 No Exclude from FDS
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A summary of the recommendations for each of the sites considered for industrial or
business development confained in this report is provided in the Table below

Existing

Recommendation

Area (Ha) ‘ HPUDS

No Exclude from FDS

AS3 Airport (Industrial)

AS4 Ahuriri Station (Industrial) 409.4 No Exclude from FDS
H6 Tomoana (Industrial) 35 Indicative 2R g b
AW1 Awatoto (Industrial) 37 [Ile=1\3l Exclude from FDS
WH1 Whakatu (Industrial) 69.3 [Glle=Y\Vlll  Exclude from FDS
IR2 Irongate South (Industrial) 48 No Include in FDS
IR3a Irongate West (Industrial) 52.5 No Include in FDS
IR3b Irongate West (Industrial) 53 No Exclude from FDS
SP Severn Precinct (Commercial) 6 No Include in FDS
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Site Reference:

Site address:
Landowner(s):

Sources:

Metrics:
Overall MCA
Score/Ranking

. . A Existing HPUDS site to be
H3 Kaiapo Road (Residential) Status: |
Retained

Kaiapo Road, Hastings Site area: | 74ha

Approx. 20 different land titles. The majority of these titles are under
different ownership.

Existing HPUDS - Residential Growth (Kaiapo Road);

Also nominated by the development community (Development Nous)
430 dwellings.

Score: 59/76; Ranking 4= of 28 (Short list).

Figure 1 - Location Plan

Infrastructure Triggers and / or Considerations to support urbanisation

o Relatively straight forward ability fo expand existing reficulated water and wastewater
networks. For wastewater, it is known the proposal put forward would logically align with
core wastewater infrastructure which is about to commence between Flaxmere and

Hastings.

e The Infrastructure Constraint Report indicates more reasonable or significant upgrades will
be required for stormwater fo accommodate a reasonable level of growth in the Kaiapo

catchment.

e Existing capacity in the local primary, infermediate and secondary school networks.
e Existing electricity assets are being rebuilt in the wider area and may be accommodated
by the time the site gets developed.
Identified Key Constraints

The majority of the site is classed under LUC 1 The Southland Drain runs along the western
and LUC 2 land — however as this site is boundary and approximately 19ha (25.7%) of
currently identified in HPUDS it does nof fall the area is subject to identified flooding. A

within the definition of HPL under the NPS-HPL. = small part of the area was also affected by
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Soils are poorly drained and have some

flooding during Cyclone Gabrielle. There is an

structural vulnerability.

existing detention pond onsite.

Site Advantages

e As the site is already identified in HPUDS,
restrictions around development of HPL
do not apply.

e Good level of accessibility to Irongate
and Omahu employment areas, and a
range of services, facilities and amenities
within the Flaxmere and Hastings centres
relative to other greenfield areas.

¢ The Southland Drain (and associated
riparian buffers) could form a defensible
urban edge/transition to rural land.

e Proximate to future bus routes as
identified under RLTP, as well as proximate
to the existing walking and cycling
networks.

e Existing programme in place for the
extension of wastewater reticulated
network.

e The existing and planned bus network is
set up well for expansion to serve this area
if required.

e Multiple landowners can help to support
greater competition in the greenfield
development market.

Site Disadvantages

Large area of flooding with Southland
Drain, freeboard and detention pond
present onsite.

The maijority of the site (over 90%) is
subject tfo LUC 1 & LUC 2 and some larger
sites are sfill in productive use.
Fragmented land ownership will require
strong coordination from the Council and
may impact on short-term deliverability of
land and the overall capacity that can
be obtained.

Not all landowners may be motivated (or
able) to redevelop.

Direct access to SH2 is unlikely. Integration
with Camberley/ Huia St would likely
require land acquisition to enable
infegration with existing neighbourhood
amenities.

Proximity to productive horticultural uses
may give rise to some reverse sensitivity
effects (e.g. from spray drift). Sufficient
buffer for residential development is
required.
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. . 3 Existing HPUDS Site to be
Site Reference: = H4 Murdoch Road (Residential) = Status: Retained

Site address: Murdoch Road, Hastings Site area:  11ha
Landowner(s): 2 land fitles under different ownership.
Sources: Existing HPUDS — Reserve Residential Growth (Murdoch Road);

Also nominated by the development community (TW Property Ltd;
Development Nous).

Metrics: 120 dwellings.

Note: A more expansive area with greater dwelling capacity was initially
investigated but ruled out due to impacts on HPL.

Overall MCA Score: 59/76; Ranking 4= of 28 (Short list).
Score/Ranking

‘ IIS A XY /

\< \

Figure 2 — Location Plan

Infrastructure Triggers and / or Considerations to support urbanisation

Relatively straightforward ability to expand existing reticulated water and wastewater
networks. However, this area remains in a constrained state post-IAF work for wastewater,
as identified in the Infrastructure Constraint Report.

The Infrastructure Constraint Report indicates some level of upgrades for stormwater will
be required to accommodate a reasonable level of growth in the lower southland
catchment.

Existing demand pressure on Hastings' primary schools particularly with the intensification
proposed in Hastings also creates demand. This will require ongoing monitoring of primary
school capacity.

Existing capacity in the local intermediate and secondary schools.

Existing electricity assets are being rebuilt in the wider area and may be accommodated
by the time the site gets developed.

Identified Key Constraints
The maijority of the site is classed as LUC 2 land and further soil experts advised the site is
considered fo be a highly productive soil. Some limitations regarding waterlogging and
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variability in drainage. Since the site is currently identified in HPUDS as a reserve residential

Site Advantages

Good level of accessibility fo schools and
arange of services, facilities and
amenities within the Hastings centre
relative to other greenfield areas.

The site is currently serviced by existing
and proposed bus routes.

Both land fitles are large and could be
delivered independently of one another
in an efficient manner.

Good access to local roading networks
which enable integration with existing
neighbourhood amenities.

The Southland Drain (and associated
riparian buffers) could form a defensible
urban edge/transition to rural land.
Unfragmented land size is also suitable for
other development concepts, such as
refirement villages.

Site Disadvantages

The maijority of the site is subject to LUC 2
classification. Further comments from a
soil expert also indicated its soil is highly
productive with fewer constraints. Parts of
the site are still in productive use.

There is potential for localised flooding
with the existing Southland Drain present
along the western boundary. Future
development will need to factor this into
the design.

May worsen the capacity pressure for
central Hastings primary schools (note, this
also applies to areas of intensification).
Proximity to productive horticultural uses
may give rise to some reverse sensitivity
effects (e.g. from spray drift). Sufficient
buffer for residential development is
required.

Wastewater reticulated network remains
constrained post-IAF work.
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Site Reference: = H5b Wall Road (Residential) Status:

Site address: Murdoch Road, Hastings Site area: 11.3ha
Landowner(s): 5 land titles under different ownership.

Sources: Existing HPUDS — Reserve Residential Growth (Wall Road);
Metrics: 110 dwellings.

Overall MCA Score: 56/76; Ranking 11 of 67 (Long list).
\ 1

Score/Ranking
2NN NN NN
\\\ 7% //)\< \\/\ ><‘/\>\ /,\\ \/ /\/f/ : ]
¢°’/ \\ x /-/( \\/1 / \<
SO N
7 X \‘i\ >“\ 5

e \\‘/

Figure 3 — Location Plan

Infrastructure Triggers and / or Considerations to support urbanisation

e Relatively straightforward ability to expand existing retficulated water and wastewater
networks. However, this area remains in a constrained state post-IAF work for wastewater,
as identified in the Infrastructure Constraint Report.

e The Infrastructure Constraint Report indicates some level of upgrades for stormwater will
be required to accommodate a reasonable level of growth in the lower southland
catchment.

e Existing demand pressure on Hastings' primary schools partficularly with the intensification
proposed in Hastings also creates demand. This will require ongoing monitoring of primary
school capacity.

e Existing capacity in the local infermediate and secondary schools.

e Existing electricity assets are being rebuilt in the wider area and may be accommodated
by the time the site gets developed.

Identified Key Constraints

The majority of the site is classed as LUC 1 and LUC 2 land. Further soil experts advised the site
is highly constrained due to the nature of existing development and hard urban boundaries.
Some variability in mapped soil conditions, but unlikely to become highly productive in the
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foreseeable future due to constraints. Since the site is currently identified in HPUDS as a
reserve residential growth area, it does not fall within the exemption of HPL under the NPS-HPL.

Site Advantages

Good level of accessibility fo schools and
arange of services, facilities and
amenities within the Hastings centre
relative to other greenfield areas.

The site is currently serviced by existing
and proposed bus routes.

Land fitles are large and could be
delivered independently of one another
in an efficient manner.

Good access to local roading networks
which enable integration with existing
neighbourhood amenities.

The Southland Drain (and associated
riparian buffers) could form a defensible
urban edge/transition to rural land.

Site Disadvantages

The maijority of the site is subject to LUC 1
& LUC 2 classification. Although further soil
experts advised it is unlikely to become
highly productive in the foreseeable
future due fo constraints.

May worsen the capacity pressure for
central Hastings primary schools (note, this
also applies to areas of intensification).
Proximity to productive horticultural uses
may give rise to some reverse sensitivity
effects (e.g. from spray drift). Sufficient
buffer for residential development
required.

Wastewater reticulated network remains
constrained post-IAF work.
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Site Reference: H7 Riverslea Road (Residential) = Status:

Site address: Riverslea Road, Hastings Site area: 4.24ha
Landowner(s): 18 different land titles. These ftitles are under different ownership of three

different parties, including one owner owning over 3.2 ha of land (75% of
the entire H7 areq).

Sources: Existing HPUDS - Reserve Residential Growth (Copeland/Murdoch);

Also nominated by the development community (Development Nous);
The site at 701 Murdoch Rd was also nominated by the development
community (Jono Strong).

Metrics: 40 dwellings.

Note: A more expansive area with greater dwelling capacity was initially
investigated but ruled out due to impacts on HPL.

Overall MCA Score: 53/76; Ranking 14 of 28 (Short list).
Score/Ranking

Figure 4 - Location Plan

Infrastructure Triggers and /or Considerations to support urbanisation

Relatively straight forward ability to expand existing reticulated water and wastewater
networks. However, this area remains in a constrained state post-IAF work for wastewater,
as identified in the Infrastructure Constraint Report.

The Infrastructure Constraint Report indicates some level of upgrades will be required for
stormwater to accommodate a reasonable level of growth in the lower southland
cafchment.

Existing demand pressure on Hastings' primary schools particularly with the intensification
proposed in Hastings also creates demand. This will require ongoing monitoring of primary
school capacity.

Existing capacity in the local intermediate and secondary schools.

Existing electricity assets are being rebuilt in the wider area and may be accommodated
by the time the site gets developed.
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e Thessite is not situated proximate to existing and planned bus and cycling networks. May
require expansion networks to serve future development.
Identified Key Constraints
The maijority of the site is classed under LUC 2 land — however, as this site is currently identified
in HPUDS it does not fall within the definition of HPL under the NPS-HPL. Nevertheless, further soil
experts advised the site is considered to be a highly productive soil. Some limitations regarding
waterlogging and variability in drainage. The site is also directly adjacent to other productive

uses which may be impacted from urb

'.:,q, ‘ R i

Site Advantages

e Asthe site is already identified in HPUDS,
NPS-HPL's restrictions around
development of HPL do not apply.

e Good level of accessibility to schools and
arange of services, facilities and
amenities within the Hastings centre
relative to other greenfield areas.

e The existing and planned bus network is
set up well for expansion to serve this area
if required.

e Easy to integrate with existing
neighbourhoods.

e The Southland Drain (and associated
riparian buffers) could form a defensible
urban edge/transition to rural land.

e Less fragmented land ownership means
easier to get all or most of the land
owners motivated for redevelopment
over a shorter period.

anisation

Site Disadvantages

The maijority of the site is subject to LUC 2
with further soil analysis indicating its soil is
highly productive with fewer constraints.
Small total areaq, limited potential dwelling
capacity and limited economic
advantages.

There is potential for localised flooding
with the existing Southland Drain present
along the western boundary.

Potential for land banking or land lock by
individual owners as most of the site is
under one single ownership.

When considered with other areas, may
worsen the capacity pressure for central
primary schools.

Proximity to productive horticultural uses
may give rise to some reverse sensitivity
effects (e.g. from spray drift). Sufficient
buffer to residential development
required.

No clear defensible urban boundary —
may lead to pressure for further expansion
in this area.

Wastewater reticulated network remains
constrained post-IAF work.
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. . A Existing HPUDS Site to be
Site Reference: = H8 Copeland Road (Residential) = Status: Retained

Site address: Copeland Road, Hastings Site area: | 14ha
Landowner(s): 9 different land titles. These titles are under different ownership, including

the Hawke's Bay Christian School which owns approximately 3.4 ha of land.

Sources: Existing HPUDS - Residential Growth (Copeland/Murdoch);

Also nominated by the development community (TW Property Ltd;
Development Nous).

Metrics: 130 dwellings.

Note: A more expansive area with greater dwelling capacity was initially
investigated but ruled out due to impacts on HPL.

Overall MCA Score: 55/76; Ranking 12 of 28 (Short list).
Score/Ranking

Figure 5 - Location Plan

Infrastructure Triggers and / or Considerations to support urbanisation

Relatively straight forward ability to expand existing reticulated water and wastewater
networks. However, this area remains in a constrained state post-IAF work for wastewater,
as identified in the Infrastructure Constraint Report.

The Infrastructure Constraint Report indicates some level of upgrades will be required for
stormwater to accommodate a reasonable level of growth in the lower southland
cafchment.

Existing demand pressure on Hastings' primary schools particularly with the intensification
proposed in Hastings also creates demand. This will require ongoing monitoring of primary
school capacity.

Existing capacity in the local intermediate and secondary schools.

Existing electricity assets are being rebuilt in the wider area and may be accommodated
by the time the site gets developed.

12
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The site is not situated proximate to existing and planned bus and cycling networks. May
require expansions of these networks to serve future development.

Identified Key Constraints
The maijority of the site is classed under LUC 1 and LUC 2 land — however, as this site is currently
identified in HPUDS it does not fall within the definition of HPL under the NPS-HPL. Nevertheless,
further soil experts advised the site is considered to be a highly productive soil. Some limitations

Site Advantages

As the site is already identified in HPUDS,
NPS-HPL's restrictions around
development of HPL do not apply.

Good level of accessibility to schools and
arange of services, facilities and
amenities within the Hastings centre
relative to other greenfield areas.
Adjacent to Akina Park.

The existing and planned bus network is
set up well for expansion to serve this area
if required.

Multiple landowners can help to support
greater competition in the greenfield
development market.

Good access to local roading networks
which enable integration with existing
neighbourhood amenities.

The Southland Drain (and associated
riparian buffers) could form a defensible
urban edge/transition to rural land.

regarding waterlogging and variability in drainage.
> > 3 S

Site Disadvantages

The majority of the site is subject fo LUC 1
and LUC 2 with further soil analysis
indicating its soil is highly productive with
fewer constraints. Parts of the site still in
productive use.

Fragmented land ownership may require
coordination from the Council and may
impact on short-term deliverability of land
and the overall capacity that can be
obtained.

Not all landowners may be motivated (or
able) to redevelop.

There is potential for localised flooding
with the existing Southland Drain present
along the western boundary. Future
development will need to factor this into
the design.

May worsen the capacity pressure for
central Hastings primary schools (note, this
also applies to areas of intensification).
Proximity to productive horticultural uses
may give rise to some reverse sensitivity
effects (e.g. from spray drift). Sufficient
buffer to residential development
required.

Wastewater reticulated network remains
constrained post-IAF work.
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. H2a Lyndhurst Extension Existing HPUDS Site to be
Site Reference: . A Status: .
(Residential) Retained

Site address: Lyndhurst Road, Hastings Site area: 31ha
Landowner(s): = Approx. 20 different land fitles. The majority of these titles are under

different ownership. HDC also owns 3.7663 ha of land within this site.

Sources: Existing HPUDS - Residential Growth (Lyndhurst Extension);

Also nominated by the development community (Development Nous).

Metrics: 280 dwellings.

Note: A more expansive area to the west with greater dwelling capacity
was initially investigated but ruled out due to impacts on HPL.

Overall MCA Score: 62/76; Ranking 2 of 28 (Short list).
Score/Ranking

Figure 6 - Location Plan

Infrastructure Triggers and /or Considerations to support urbanisation

Relatively straight forward ability to expand existing reficulated water and wastewater
networks, especially since there is capacity available post-IAF wastewater work, as
indicated in the Infrastructure Constraint Report.

The Infrastructure Constraint Report indicates some level of upgrades for stormwater will
be required to accommodate a reasonable level of growth.

Sufficient capacity in the local primary, intermediate and secondary school networks.
The wider area is constrained by existing electricity assets and there are plans to increase
capacity. The timing and sizing of the upgrade will be a key consideration to unlock and
accommodate the growth.

Identified Key Constraints

The site is currently classed as LUC 1 land — however, as this site is currently identified in HPUDS
it does noft fall within the definition of HPL under the NPS-HPL. However, further soil experts
advised the site is considered to be a highly productive soil with low levels of constraints.
Some variability in mapped soils is noted and would benefit from a site-specific assessment.
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The western edge along Lyndhurst Road has constraints from proximity to existing dwellings

and the presence of lifestyle blocks.

| ¥ 2

Site Advantages

e Asthe site is already identified in HPUDS,
NPS-HPL's restrictions around
development of HPL do not apply.

e Good level of accessibility to Tomoana
and Omahu employment areas, and a
range of services, facilities and amenities
within the Hastings centre relative to other
greenfield areas.

e Adjacent to both the Hawke's Bay
Regional Sports Park and Frimley Park.

e Proximate to future bus routes as
identified under RLTP, as well as proximate
fo the existing cycling networks.

e Existing programme in place for the
extension of wastewater reticulated
network.

e Mulfiple landowners, including council-
owned land, can help fo support greater
competition in the greenfield
development market.

e Potential connections to the recently
developed Lyndhurst Road subdivision to
the west already provided. This would
enable integration with existing
neighbourhood amenities.

Site Disadvantages

The entire site is subject fo LUC 1 with
further soil analysis indicating its soil is
highly productive with fewer constraints.
Fragmented land ownership will require
stfrong coordination from the Council and
may impact on short-term deliverability of
land and the overall capacity that can
be obtained. However, it is known one
developer who has purchased a number
of the properties between the Council
owned detention basin and the
Lindisfarne playing fields.

Not all landowners may be motivated (or
able) to redevelop.

Proximity to productive horticultural uses
may give rise to some reverse sensitivity
effects (e.g. from spray drift). Sufficient
buffer to residential development
required.

No clear defensible urban boundary with
the exception of “The Farne” sportsfield —
may lead to pressure for further expansion
in this area.
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Site Reference:

HN2a Te Mata Mushrooms
. . Status: Exclude from FDS
(Residential)

Site address: Brookvale Road, Hastings Site area:  39.9ha
Landowner(s): Comprises approx. 4 different land titles and three of them are under one

single ownership.

Sources: Nominated by the development community (Te Mata Mushrooms Brookvale
Road Ltd)
Metrics: 250 dwellings (Note: landowner has signalled some non-residential uses for

this site such as a healthcare retreat).

Overall MCA Score: 56/76; Ranking 9= of 28 (Short list).
Score/Ranking

Figure 7 - Location Plan

Infrastructure Triggers and /or Considerations to support urbanisation

Relatively straight forward ability fo expand existing reticulated water and wastewater
networks. The Infrastructure Constraint Report did not signal wastewater to be an issue to
accommodate growth, with localised improvements to optimise the provision of growth
capacity in Brookvale needed.

Stormwater is relatively more challenging compared to Hastings and Flaxmere areas. A
potential solution would be consolidated stormwater detention and/or wetland
tfreatment with other sites. This area is also subject to the TANK drinking water source
protection zone and will require careful design and treatment for water quality.

Existing capacity in the local primary, infermediate and secondary school networks.
Currently limited access to the existing or proposed bus network and cycle facilities.
Along with neighbouring sites, may require extension of these networks to support any
growth.

Requires investment in capital assets for electricity infrastructure.
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Identified Key Constraints

The site is classed under LUC 3 land. Further soil experts advised the lower terrace landform
previously occupied by former Mushroom Factory. Given the extent of buildings and surfaces,
much of its productive capacity will already be compromised. The remaining area has highly
variable soils with some drainage limitations.

[v] LUC

B o
Lucz
LUC3

Site Advantages

Existing programme in place for the
extension of the reticulated wastewater
network in this area.

The site has less value for productive uses
when compared with other greenfield
options.

Less fragmented land ownership means
easier to get all or most of the land
owners motivated for redevelopment
over a shorter period.

Existing ridgeline and stream provides a
defensible boundary along the eastern
and northern boundaries.

Located proximate to other growth areas,

which allows for more comprehensive
development to support infrastructure
investment.

Site Disadvantages

The entire site is subject to LUC 3.

Less accessible and proximate to existing
and/or future bus routes as identified
under RLTP, as well as to the existing
cycling networks.

Proximity to productive horticultural uses
may give rise fo some reverse sensitivity
effects (e.g. from spray drift). Sufficient
buffer to residential development
required.

No clear defensible urban boundary
around the south.

A large portion of the site has not been
subject to any flood modelling so some
uncertainty as to natural hazard risks.
Current landowner may not be motivated
to deliver residential uses and capacity
may not be realised.
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HN2b Arataki Extension Existing HPUDS Site to be
Site Reference: . A Status: .
(Residential) Retained

Site address: Arataki Road, Hastings Site area:  12.1ha

Landowner(s): Comprises approx. 4 different land fitles and three of them are under single
ownership.

Sources: Existing HPUDS - Reserve Residential Growth (Arataki Extension);

Also nominated by the development community (Development Nous)

Metrics: 110 dwellings
Overall MCA Score: 56/76; Ranking 9= of 28 (Short list).
Score/Ranking

Figure 8 - Location Plan

Infrastructure Triggers and /or Considerations to support urbanisation

Relatively straight forward ability to expand existing reficulated water and wastewater
networks. The Infrastructure Constraint Report did not signal wastewater to be an issue fo
accommodate growth, with localised improvements to optimise the provision of growth
capacity in Brookvale needed.

Stormwater is relatively more challenging compared to Hastings and Floxmere areas. A
potential solution would be consolidated stormwater detention and/or wetland
freatment with other currently undeveloped sites. This area is also subject to the TANK
drinking water source protection zone and will require careful design and treatment for
water quality.

Existing capacity in the local primary, intermediate and secondary school networks.
Currently limited access to the existing or proposed bus network and cycle facilities.
Along with neighbouring sites, may require extension of these networks to support any
growth.

Require investment in capital assets for electricity infrastructure.

Identified Key Constraints
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The site is classed as LUC 3 land. Since the site is currently identified in HPUDS as a reserve
residential growth area, it does noft fall within the exemption of HPL under the NPS-HPL.. Further
soil experts advised top terrace adjacent to Arataki Road has some constraints given the
proximity of the existing residential edge and soils present on site. While appearing to be of
good quality, the area has never been intensively used and may be a result of limitations in
recent fluvial soils.

|
%
[ LUC
B
Lucz
Luc3
Site Advantages Site Disadvantages
e Existing programme in place for the e Thessite is currently classed as LUC 3 land

extension of the reticulated wastewater
network in this area.

Potential to connect in with the recently .
developed Brookvale Road subdivision.

This would enable integration with existing
neighbourhood amenities.

Soil experts advise the site has less value .
for productive uses.

Less fragmented land ownership means
easier to get all or most of the land

owners motivated for redevelopment

over a shorter period. .
Relatively straightforward to extend water
and wastewater networks.

Located proximate to other growth areas,
which allows for more comprehensive
development to support infrastructure
investment.

Strong natural boundary in the form of a
ridgeline to form a clear defensible urban
boundary.

and it does noft fall within the exemption
of HPL under the NPS-HPL.

Less accessible and proximate to existing
and/or future bus routes as identified
under Regional Land Transport Plan, as
well as to the existing cycling networks.
Proximity to neighbouring former
Mushroom Farm may give rise to some
reverse sensifivity effects (note: the
Mushroom Farm Site -HN2a —is also
proposed for urbanisation)

The southern portion of the site has not
been subject to any flood modelling so
some uncertainty as to natural hazard
risks.
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Site Reference:

HNG6 Brookvale Road stat Existing HPUDS site to be
atus:
(Residential) Retained

Site address: Brookvale Road, Hastings Site area: 9.1ha
Landowner(s): Comprises approx. 5 different land titles and approximately 50% of the site

is under one single ownership.

Sources: Existing HPUDS - Residential Growth (Brookvale Road/Romanes Drive);

Also nominated by development community (Terry Evans; MetlifeCare;
Heather & Mike Murphy and neighbours)

Metrics: 80 dwellings

(Note: this site has been refined down to a smaller area based on the
constraints analysis).

Overall MCA Score: 58/76; Ranking 8 of 28 (Short list).
Score/Ranking

Figure 9 - Location Plan

Infrastructure Triggers and /or Considerations to support urbanisation

Relatively straight forward ability to expand existing reticulated water and wastewater
networks. The Infrastructure Constraint Report did not signal wastewater to be an issue to
accommodate growth, with localised improvements to optimise the provision of growth
capacity in Brookvale needed.

Stormwater is relatively more challenging compared to Hastings and Floxmere areas. A
potential solution would be consolidated stormwater detention and/or wetland
freatment with other sites. This area is also subject to the TANK drinking water source
protection zone and will require careful design and treatment for water quality.

Existing capacity in the local primary, intermediate and secondary school networks.
Currently limited access to the existing or proposed bus network and cycle facilities.
Along with neighbouring sites, may require extension of these networks to support any
growth.

Requires investment in capital assets for electricity infrastructure.
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Identified Key Constraints

The site is classed under LUC 3 land. Further
soil experts advised the full extent of HNé is
considered fo be of good productive
capacity. Some constraints exist regarding
the proximity of competing land uses, some
fragmentation and some variability in soil.
Waterlogging and drainage issues occur in
portions of the area.
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Site Advantages

e As the site is already identified in HPUDS,

NPS-HPL's restrictions around
development of HPL do not apply.

e Existing programme in place for the
extension of wastewater reticulated
network.

e Less fragmented land ownership means
easier to get all or most of the land
owners motivated for redevelopment
over a shorter period.

e Thessite is largely free from natural hazard

constraints.

A small part of the site is subject to identified
flooding hazards along the northern
boundary in the vicinity of the existing canal /
stream.
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Site Disadvantages

e Less accessible and proximate to existing
and/or future bus routes as identified
under Regional Land Transport Plan, as
well as to the existing cycling networks.

e Proximity to productive horticultural uses
may give rise to some reverse sensitivity
effects (e.g. from spray drift). Sufficient
buffer to residential development
required.

e Whilst noting that the site is not currently in
productive use, soil experts have advised
that the site is considered to be of good

e Existing sfream / canal along eastern and
northern boundaries provides a defensible
urban boundary.

e Relatively straightforward to extend water
and wastewater networks.

e Locate proximate to other two preferred
growth areas, which allows for large-scale
comprehensive development.

productive capacity (note this would
likely require site amalgamation to be
economically feasible).
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. HN10 Oderings Site Greenfield Residential
Site Reference: . A Status: .
(Residential) Expansion
Site address: Brookvale Road, Hastings Site area:  2.03 ha
Landowner(s):  Single land ownership.
Sources: Nominated by the development community (Catherine Reaburn); Also there
is an existing resource consent application lodged for the site.
Metrics: 35 units as per consent application (af the time prepared this information

and assessed the site, no consent decision has been made).
Overall MCA Score: 63/76; Ranking 1 of 28 (Short list).
Score/Ranking

Figure 10 - Location Plan

Infrastructure Triggers and /or Considerations to support urbanisation
e n/a
Identified Key Constraints
Some parts of the area are subject to flooding. Nofting it is also proximate to existing
woterboqies along its eastern bo'undory.

[¥] Flood Risk Areas \_—

\
I Flood and coastal inundation risk areas \

Areas with no flood modelling data
1 A
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Site Advantages

Good level of accessibility to Havelock
North centre, and a range of services,
facilities and amenities relative to other
greenfield areas.

Water, wastewater and stormwater
infrastructure servicing solutions are
addressed as part of the existing consent
application.

Existing resource consent application
means a high level of motivation for
development over a short period.
Strong natural boundaries given
surrounding sifes zone residential.

Site Disadvantages

The site is classed under LUC 3 land.
However, soil experts advised the site is
already developed and highly modified
under Oderings Nursery operations. It was
previously under impermeable coverage
so productive capacity was already
lost/compromised.
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. . . A Existing HPUDS site to be
Site Reference: = HN3a Middle Road (Residential) Status: Retained

Site address:

Middle Road, Havelock North Site area:  21.14ha

4 different land titles with two separate owners.

Landowner(s):

Sources: Existing HPUDS — Reserve Residential Growth (Middle Road);
Nominated by the development community (McKenna; also identified by
FDS TAG and Consultant Group; southern portion of site identified by Save the
Plains.

Metrics: 220 dwellings

Overall

MCA Score: 52/76; Ranking 16 of 28 (Shorft list).

Score/Ranking
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Figure 11 - Location Plan

Infrastructure Triggers and /or Considerations to support urbanisation

Relatively straight forward ability to expand existing reficulated water and wastewater
networks however there are some potential capacity constraints which will need to be
addressed to enable development.
Stormwater is more challenging compared fo other sites in Hastings and Flaxmere. Would
likely require a consolidated stormwater detention and/or wetland treatment with other
sites. Careful design and treatment will be required for water quality.

Difficult fo expand local primary school capacity. Would likely require increased capacity
at Havelock North Infermediate & High Schools. MoE may need to look at integrated
school rolls.

Currently, limited access to the passenger transport and active mode networks.

Does not give rise to any notable issues for electricity infrastructure.

Identified Key Constraints
Part of the area is subject to flooding. Nofing

The site is classed under LUC 2 land and since

the

reserve residential growth areaq, it does not fall

previous ponding history and proposed

site is currently identified in HPUDS as a
detention for lona development. A large
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within the exemption of HPL under the NPS-
HPL However, soil experts advised the area
has some significant limitations due to
wetness and drainage. Limitations on North
eastern edge from residential land use and
some rural lifestyle blocks has also
fragmented land use.
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Site Advantages

o Thessite has less value for productive uses
when compared with other greenfield
options.

e Good level of accessibility to Havelock
North centre, and a range of services,
facilities and amenities relative to other
greenfield areas.

e Less fragmented land ownership means
easier to get all or most of the land
owners motivated for redevelopment
over a shorter period.

e Partial urbanisation of Te Aute Road
already undertaken as part of
neighbouring development.

e Thessite is already surrounded in part by

non-rural uses (e.g. church, lifestyle blocks,

retirement village).

e Proximate to future bus routes as
identified under Regional Land Transport
Plan and planned passenger fransport
(bus) network is set up for expansion if
required.

portion of the area was under water for an
extended period at the commencement of
2023, including Cyclone Gabrielle rainfall.

7

#1 [#f] Cyclone Gabrielle total flood extent #

Site Disadvantages

e Herehere Stream, located along the
eastern boundary, could be used as a
natural defensible boundary (however this
has already been compromised by the
retirement village development).

e The northern portion of the site is subject
to some potential flooding constraints.

o Thesiteis currently classed as LUC 3 land
and it does noft fall within the exemption
of HPL under the NPS-HPL.

o Difficult to expand local primary school
capacity.

25

ITEM 4

PAGE 163



Item4  Adoption of Draft Future Development Strategy for Notification

Napier Hastings

FDS - Technical Report - Final Compiled (Attachment 4) Attachment 4

HN3b Middle Road Extension Greenfield Residential
Site Reference: . A Status: .
(Residential) Expansion

Site address: Middle Road, Havelock North Site area: 32.2ha
Landowner(s): 16 different land fitles with 9 separate owners.
Sources: Nominated by the development community (McKenna Group); also

identified by FDS TAG and Consultant Group. Southern portion of site identified
by Save the Plains.

Metrics: 420 dwellings

Score: 52/76; Score: 53/76; Ranking 14= of 28 (Short list).
Ranking 16 of

28 (Short list).

E Te Aute Rd i g

Figure 12 - Location Plan

Infrastructure Triggers and /or Considerations to support urbanisation

Relatively straight forward ability to expand existing reficulated water and wastewater
networks however there are some potential capacity constraints which will need to be
addressed to enable development.

Stormwater is more challenging compared to other sites in Hastings and Flaxmere. Would
likely require a consolidated stormwater detention and/or wetland tfreatment with other
sites. Careful design and treatment will be required for water quality.

Difficult to expand local primary school capacity. Would likely require increased capacity
at Havelock North Intermediate & High Schools. MoE may need to look at integrated
school rolls.

Currently, limited access to the passenger transport and active mode networks, thereby
requiring a greater level of investment.

Does not give rise to any notable issues for electricity infrasfructure.
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Identified Key Constraints
The site is classed under LUC 2 land. However, soil experts advised the area has some
significant limitations due to wetness and drainage. Further limitations on northeastern edge
from residential land use and some rural lifestyle blocks.

Site Advantages

Good level of accessibility to Havelock
North cenfre, and a range of services,
facilities and amenities relative to other
greenfield areas.

Partial urbanisation of Te Aute Road
already undertaken as part of
neighbouring development.

Noft subject to any known significant
natural hazard constraints.

The site is already surrounded in part by
non-rural uses (e.g. church, lifestyle blocks,
retirement village).

Proximate to future bus routes as
identified under Regional Land Transport
Plan and planned passenger tfransport
(bus) network is set up for expansion if
required.

Enables a more comprehensive design
solufion with the neighbouring HN3a site.
Provides for a significant level of
residential development capacity within
the context of the potential long-term
shortfall identified.

The site has less value for productive uses
when compared with other greenfield
options.

(¥ LUC

B uc
B Lucz

LUC3

Site Disadvantages

Fragmented land ownership may require
coordination from the Council and may
impact on short-term deliverability of land
and the overall capacity that can be
obtained.

Not all landowners may be motivated (or
able) to redevelop.

There is potential for localised flooding
with the existing farm drains present
through the site. Future development will
need to factor this into the design.
Proximity to productive horticultural uses
to the west may give rise to some reverse
sensitivity effects (e.g. from spray drift).
Sufficient buffer for residential
development is required.

Gilpin Road does not form a strong,
defensible natural boundary to stop
further pressure for eastward urbanisation.
The entire site is subject to LUC 2 therefore
future development is currently
constrained by NPS-HPL.

Difficult to expand local primary school
capacity.
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Site Reference: FM9 (Residential) Status:
Site address: Portsmouth Road (Northwest), Site area:  59.6ha
Flaxmere
Landowner(s):  The site comprises 2 land titles each under separate ownership.
Sources: Nominated by the development community (Maven Collective; Save the
Plains Group); Also identified by FDS TAG and Consultant Group.
Metrics: 500 dwellings (Note: this site has been refined down to a smaller area

based on the constraints analysis).
Overall MCA Score: 59/76; Ranking 4= of 28.
Score/Ranking

# FM9
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Figure 13 - Location Plan

Infrastructure Triggers and /or Considerations to support urbanisation

e Relatively straight forward ability to expand existing reticulated water and wastewater
networks. Infrastructure Constraint Report noted little constraints for wastewater post-IAF
work, with some street-level upgrades that may be required.

e The Infrastructure Constraint Report indicates some level of upgrades for stormwater will
be required to accommodate a reasonable level of growth in Flaxmere and Irongate
catchment. This area is also subject fo the TANK drinking water source protection zone
and will require careful design and treatment for water quality.

¢ May lead to arequirement for capacity upgrades of several infersections in the wider
Flaxmere area (along with potential development of other sites).

e Existing capacity in the local primary, intermediate and secondary school networks.

o New electricity assets are likely to required including a substation and sub-transmission
upgrades.

Identified Key Constraints
Part of the site is classed under LUC 3 land and it is part of the identified Roys Hill Wine-growing
area. Soil experts further advise that there is some variability in soil typologies through this area
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but this is anecdotal data based on poor performance of its current viticulture uses. The site
warrants ground-specific assessment fo determine the accuracy of the deskto

\

I‘i\

! [w] LUC

LucC1
Lucz2
LuC3

Site Advantages

Large enough to provide significant
dwelling capacity to meet future housing
needs.

Good level of accessibility fo Hastings
Omahu Rd industrial employment area
and Flaxmere centre, and a range of
services, facilities and amenities within the
Flaxmere.

Existing street network allows for easy
integration with existing Flaxmere urban
area.

No known historical flooding in the areq,
and the site is generally flat with free-
draining sails.

The site is not subject fo any significant
natural hazard constraints.

Proximate to future bus routes as
identified under Regional Land Transport
Plan, as well as proximate fo the existing
cycling networks. The existing and
planned bus network is set up well for
expansion into this area if required.
Existing programme in place for the
extension of wastewater reticulated
network.

Strong development motivation from one
of the two landowners for
redevelopment.

| Roys Hill Winegrowing Area

> \/{

Site Disadvantages

Subject to LUC 3 as well as the identified
Roys Hill Wine-growing Area. Urbanisation
of the site may compromise the value of
the soil and the local relevant wine-
growing business.

Proximity to productive horticultural uses
may give rise to some reverse sensitivity
effects (e.g. from spray drift). Sufficient
buffer to residential development
required.

Proximate to the Hastings Aerodrome (but

outside noise contours). Could limit future
expansion or development of the
Aerodrome.
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Site Reference:

Site address:

Landowner(s):
Sources:

Metrics:

Overall MCA
Score/Ranking

FM2 Portsmouth Road stat Greenfield Residential
atus:
(Residential) Expansion

Portsmouth Road (Southwest), Site area:  17.2ha

Flaxmere

Single ownership.

Nominated by the development community (Maven Collective; Save the
Plains Group); also identified by FDS TAG and Consultant Group.

330 dwellings (Note: this site has been refined down to a smaller area
based on the constraints analysis).

Score: 59/76; Ranking 4= of 28.

':\ rr I\ I\ \
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Figure 14 - Location Plan

Infrastructure Triggers and /or Considerations to support urbanisation

o Relatively straight forward ability fo expand existing water and wastewater reticulated
networks Infrastructure Constraint Report noted little constraints for wastewater post-IAF
work, with some street-level upgrades that may be required.

e The Infrastructure Constraint Report indicates some level of upgrades for stormwater will
be required fo accommodate a reasonable level of growth in Flaxmere and Irongate
catchment. This area is also subject fo the TANK drinking water source protection zone
and will require careful design and treatment for water quality.

e Existing capacity in the local primary, infermediate and secondary school networks.

e Electricity assets are likely to require substation and sub-transmission upgrades.
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Identified Key Constraints
The site is classed under LUC 3 land. Soil experts further advise that the immediate adjacent
area to the west is currently under highly productive use for Blueberries and performing very
well. Some variability in soil on the maps but generally good quality soil. May warrant ground-
specific assessment to determine the accuracy of the desktop studies.

k3

< —y
S

Site Advantages

Good level of accessibility fo Hastings
Omahu Rd industrial employment area
and Flaxmere centre, and a range of
services, facilities and amenities within the
Flaxmere and Hastings centres relative to
other greenfield areas.

No known historical flooding in the areq,
and the site is generally flat with free-
draining sails.

The site is not subject to any significant
natural hazard constraints.

Proximate to future bus routes as
identified under Regional Land Transport
Plan, as well as proximate fo the existing
cycling networks.

Existing programme in place for the
extension of wastewater reticulated
network.

Strong development motivation from the
land owner for redevelopment over a
shorter period.

e

| Roys Hill Winegrowing Area

| LUC

Luc1
Lucz
LUC3

Site Disadvantages

Southern portion of the site is subject to
LUC 3 classified land while the northern
portion falls within the Roys Hill
Winegrowing Area. However, it is noted
that the northern portion of the site is not
occupied by vineyards.

Proximity to productive horticultural uses
may give rise to some reverse sensitivity
effects (e.g. from spray drift). Sufficient
buffer to residential development
required.

Proximate to the Hastings Aerodrome (but
outside noise contfours). Could limit future
expansion or development of the
Aerodrome.

No clear defensible urban boundary to
the north or west of the site.
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Site Reference:

Site address:
Landowner(s):

Sources:
Metrics:

Overall MCA
Score/Ranking

~  /
)

FM11 Stock Road (Residential)  Status:

Stock Road, Flaxmere Site area:  57.2ha

Comprises 5 different land titles all under different ownership.
Approximately 26% of the site is Crown land and it is occupied by an
existing childcare centre.

Nominated by the development community (Save the Plains Group).

515 dwellings (Noted this site has been refined down based on constraints
analysis to the most suitable area)

Score: 56/76; Ranking 9= of 28.
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Figure 15 - Location Plan

Infrastructure Triggers and /or Considerations to support urbanisation
e Relatively straight forward ability to expand existing water and wastewater reticulated
networks, especially since there is a current programme underway for areas in the south of
Flaxmere and Irongate to allow for a significant amount of additional housing.
e The Infrastructure Constraint Report indicates some level of upgrades will be required to
accommodate areasonable level of growth in Flaxmere and Irongate catchment.
e Existing capacity in the local primary and secondary school networks af Bridge Pa School
and Flaxmere College. Will require Ministry Transport.
e Electricity assefs are likely fo require substation and sub-fransmission upgrades.
o Upgrades fo the roading network — both urbanisation and intersection capacity (including
to State Highways) as well as roading extensions will be required.
Identified Key Constraints

Part of the site is classed under LUC 1 land. A very small part of the site is subject fo the

Soil experts further advise that in areas to the  identified port/airport noise boundaries. It is

equestrian park south and west, soils located proximate to the Hastings Aerodrome,
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become less productive and more
challenging.

ERREERN
[ LUC
B Luct

Luc2

Site Advantages

e Good level of accessibility to Irongate
employment area.

e Thessite is not subject to any significant
natural hazard constraints.

e Multiple landowners, including council-
owned land, can help o support greater
competition in the greenfield
development market.

e Potential fo undertake comprehensive
development with other adjacent growth
areas, which could deliver a large
number of new dwellings and better
support expansion of existing
infrastructure.

e Large enough to provide significant
dwelling capacity to meet future housing
needs.

o There are opportunities to be developed
with the adjacent industrial sites and
better support expansion of existing
infrastructure.

which may create reserve sensitivity issues when
the site gets urbanised.

Site Disadvantages

A lower level of accessibility to urban areas
relative to other greenfield areas.

Less accessible and proximate to existing
and/or future bus routes as identified under
Regional Land Transport Plan, as well as to
the existing cycling networks.

Proximity to productive horticultural uses
may give rise fo some reverse sensitivity
effects (e.g. from spray drift). Sufficient buffer
to residential development required.

Not all landowners may be motivated (or
able) to redevelop.

Proximate to the Hastings Aerodrome
(mostly outside existing noise contours).
Could limit future expansion or development
of the Aerodrome.
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BP4 Hastings Golf Club
Site Reference: . A Status: Exclude from FDS
(Residential)

Site address: Maraekakaho Road - east of Site area: 95.8ha

Hastings Golf Course

Landowner(s): 15 different land fitles. The majority of these titles are under different

ownership.

Sources: Nominated by the development community (Hastings Golf Development

Ltd; Save the Plains Group ); also identified by FDS TAG and Consultant Group.

Metrics: 720 dwellings.
Overall MCA Score: 52/76; Ranking 16= of 28.
Score/Ranking
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Figure 16 - Location Plan

Infrastructure Triggers and /or Considerations to support urbanisation

Water may require connection to the reticulated network in the Bridge Pa area.

There is a current programme underway for areas in the south of Flaxmere and Irongate
to allow for a significant amount of additional housing.

The Infrastructure Constraint Report indicates some level of upgrades will be required to
accommodate areasonable level of growth in Flaxmere and Irongate catchment.
Significant investment will be required for electricity infrastructure to urbanise the
Flaxmere South / Bridge Pa area (substation and sub-fransmission upgrades).

Upgrades to the roading network — both urbanisation and intersection capacity
(including to State Highways) as well as roading extensions will be required.

Existing capacity in the local primary and secondary school networks at Bridge Pa School
and Flaxmere College. Will require Ministry Transport.

Identified Key Constraint

Part of the site is classed under LUC 3 land. Soil experts further advise that this area has limited
productive values and is challenged for productive uses.
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Site Advantages

Good level of accessibility to Irongate
employment area.

The site is not subject fo any significant
natural hazard constraints.

Multiple landowners, including council-
owned land, can help to support greater
competition in the greenfield
development market.

Potential to undertake comprehensive
development with another adjacent
preferred growth area (FM11) and the
adjacent Hastings Golf Course, which
could deliver a large number of dwellings
over a short period of time.

There are benefits and opportunities for
integrated strategic planning for water
and wastewater infrastructure of the
wider area due to the potential scale of
development in this area.

Despite the site being partially subject to
LUC 3 land, soil experts have advised that
the area is less productive than other rural
areas in proximity to this site.

There are opportunities to be developed
with the adjacent industrial sites and
better support expansion of existing
infrastructure.

Site Disadvantages

A lower level of accessibility to urban
areas relative to other greenfield areas.
Less accessible and proximate to existing
and/or future bus routes as identified
under Regional Land Transport Plan, as
well as to the existing cycling networks.
Proximity to productive horticultural uses
may give rise to some reverse sensitivity
effects (e.g. from spray drift). Sufficient
buffer to residential development
required.

Fragmented land ownership will require
coordination from the Council and may
impact on short-term deliverability of land
and the overall capacity that can be
obtained.

Not all landowners may be motivated (or
able) to redevelop.

Proximate to the Hastings Aerodrome
(mostly outside existing noise contours).
Could limit future expansion or
development of the Aerodrome.
Significant capital investments may be
required for school and electricity
infrastructure to support the urbanisation
of this area.
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. . . Existing HPUDS Site to be
Site Reference: NC4a The Loop (Residential) Status: ]

Retained
Site area:  23.5ha

Site address: The Loop and Willowbank Ave,

Napier

Landowner(s): = Under single ownership.
Sources: Existing HPUDS - Residential Growth (The Loop);
Also nominated by development community (Development Nous)
Metrics: 175 dwellings.
Overall MCA Score: 54/76; Ranking 13 of 28.
Score/Ranking
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Figure 17 - Location Plan

Infrastructure Triggers and /or Considerations to support urbanisation

e Relatively straight forward ability fo expand existing retficulated water and wastewater

networks. GHD report indicates upgrades may include new pump stations and network
upgrades.

Stormwater will require significant and coordinated investment with potential
uncertainties of ongoing maintenance. Part of the area is also subject to the TANK
drinking water source protection zone and will require careful design and treatment for
water quality.

Existing capacity in the local primary, intermediate and secondary school networks.

The wider area is constrained by existing electricity assets and there is planned to

increase capacity. The timing and sizing of the upgrade will be the key considerations to
unlock and accommodate the growth.

Identified Key Constraints

The site is classed under LUC 3 land —
however, as this site is currently idenfified in
HPUDS it does not fall within the definition of

The entire site is subject to tsunami risks under
a 1000 and 2500 yr ARI with flood depths up
to 1m across a large portion of the site under
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HPL under the NPS-HPL. However, further soil
experts advised the soils and climate of the
area (NC4a - NC4d) are of good productive
capacity but suffer limitations regarding
drainage and waterlogging.

by

.

Site Advantages

e Very good level of accessibility when
compared with all other greenfield sites
due to proximity to multiple schools,
Awatoto employment area, Napier and
Taradale centres, employment areas and
existing supermarkets.

e Adjacent to existing off-street cycle
network providing connections to other
amenities / desfinations.

e Located af the edge of the existing urban
areaq, thereby great opportunities with
improved access to a wide range of
amenities and PT network in Napier City.

e Potential to undertake comprehensive
development with three other adjacent
preferred growth areas (NC4b and
NC4d), which could deliver a large
number of homes over a short period of
fime.

e Redevelopment of this area could
potentially help support wider flood
mitigation works for the Maraenui area.

e As the site is already identified in HPUDS,
restrictions around development of HPL
do not apply.

the 1.99m SLR assumption. The immediate
area was also affected by Cyclone Gabrielle
and it is within the identified flood hazard
ared. An existing technical report (GHD
report) indicates the area is less constrained
by flooding. If should be noted that a sizable
area of the site (15%) will still need to be set
aside for a stormwater detention basin to
manage the stormwater volume generated
by the proposed development area.

[/ 1000yrARI+1.99mSLR

Value
Less than 0.
05-1m
1-1.5m
15-2m

Site Disadvantages

e Entire site is subject to LUC 3 classified
land.

o Affected by 1000 and 2500 yr ARI tsunami
risks and sea level rise although to a lesser
extent than other greenfield options
considered in Napier. Urbanisation means
more people and infrastructure would be
exposed fo these risks.

e [solated/distant from high ground in ferms
of potential evacuation in a tsunami
event.

e Part of the immediate area was affected
by Cyclone Gabrielle.

e Thessite is subject fo high-risk liquefaction.
Generally poor / soft soils across the site.

e Urbanisation could exacerbate local
flooding risks, including displacement of
stormwater that is detained here. Will
require a comprehensive approach to
stormwater management.

e Proximity to productive horticultural uses
may give rise to some reverse sensitivity
effects (e.g. from spray drift). Sufficient
buffer to residential development
required.
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. . . A Existing HPUDS Site to be
Site Reference: = NC4b Riverbend (Residential) Status: Retained

Site address: Riverbend Road, Napier Site area:  23.3ha
Landowner(s):  Under single ownership.
Sources: Existing HPUDS - Residential Growth (Riverbend);
Also nominated by the development community (Development Nous)
Metrics: 660 units (Based on the development concept plan provided as part of the

former Covid Fast Track consent application)
Overall MCA Score: 49/76; Ranking 18 of 28.
Score/Ranking

1 [¢] Existing Urban Areas

[w] Proposed Future Development Areas (with indicative capacity)

L

Figure 18 - Location Plan

Infrastructure Triggers and /or Considerations to support urbanisation

o Relatively straight forward ability fo expand existing retficulated water and wastewater
networks. GHD report indicates upgrades may include new pump stations and network
upgrades.

o Stormwater will require significant and coordinated investment with potential
uncertainties of ongoing maintenance. Part of the area is also subject to the TANK
drinking water source protection zone and will require careful design and treatment for
water quality.

e Existing capacity in the local primary, intermediate and secondary school networks.

o The wider area is constrained by existing electricity assets and there is planned to
increase capacity. The timing and sizing of the upgrade will be the key considerations to
unlock and accommodate the growth.

Identified Key Constraints

The site is classed under LUC 3 land — however, as this site is currently identified in HPUDS it
does noft fall within the definition of HPL under the NPS-HPL. However, further soil experts
advised the soils and climate of the area (NC4a — NC4d) are of good productive capacity
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but suffer limitations regarding drainage and waterlogging as well as fragmentation due to
lifestyle developments.

Luc

B o
B ez
e

The entire site is subject to fsunami risks under a 100, 500, 1000 and 2500 yr ARl events (under
both Tm and 1.99m SLR assumptions). There is potential for flood depths of greater than 2m
across a large portion of the site under the more conservative 1.99m SLR assumption. Noting
this site has deeper flood depth compared to other adjacent preferred growth areas (NC4a
and NC4d). The immediate area, and in particular the entire site was also affected by
Cyclone Gabrielle and it is within the identified flood hazard area. A report and flood
modelling showing potential mitigation measures including raising the land and managing
stormwater south of the Site had been prepared to support a COVID19 Fast Track consent
application that expired at the end of 2023.

1000yrARI+1.99mSLR . m]),--ARMELR
Value
Less than 0.5m
05-1m
1-15m
W 15-2m
M 2

0.5-1m
1-1.5m

M i52m

r
r-'?
E
m

e -
Site Advantages Site Disadvantages

e Very good level of accessibility when e Impacted by a number of natural hazard
compared with all other greenfield sites risks including tsunami risks, flooding and
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due to proximity to multiple schools,
Awatoto employment area, Napier and
Taradale centres, employment areas
and existing supermarkets.

Adjacent to existing off-street cycle
network providing connections fo other
amenities / destfinations.

Located at the edge of the existing
urban areaq, thereby great opportunities
with improved access to a wide range
of amenities and passenger transport
network in Napier City.

Strong development motivation from the
land owner for redevelopment in the
short term.

Provides for a significant level of
residential development capacity within
the context of the potential long-term
shortfall identified.

Potential to undertake comprehensive
development with three other adjacent
preferred growth areas (NC4a and
NC4d), which could deliver a large
number of dwellings over the short-to-
medium term.

Development may be undertaken in
partnership with mana whenua,
supporting the wellbeing of whanau.
Substantial investigation around hazard
risks of the site has been undertaken
since HPUDS was adopted and potential
solufions have been identified and
factored into masterplans.
Redevelopment of this area could help
support wider flood mitigation works for
the Maraenui area.

As the site is already identified in HPUDS,
NPS-HPL's restrictions around
development of HPL do not apply.

liguefaction which means more people
and infrastructure may be exposed to
these hazards relative to other greenfield
areas.

Isolated/distant from high ground in terms
of potential evacuation in a tsunami event.
Part of the immediate area was affected
by Cyclone Gabrielle.

Part of the site is subject to high-risk
liguefaction. Generally poor / soft soils
across the site.

Higher risk and potential operational costs
for maintaining infrastructure if transferred
to Council ownership due to natural hazard
impacts.

Higher costs for land development to
address natural hazard risks, stormwater
requirements and ground condifions may
impact on feasibility.

Urbanisation could exacerbate local
flooding risks. Will require a comprehensive
approach to stormwater management.
Proximity to productive horticultural uses
may give rise to some reverse sensifivity
effects (e.g. from spray drift). Sufficient
buffer to residential development required.
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Site Reference:
Site address:
Landowner(s):

Sources:
Metrics:
Overall MCA
Score/Ranking

ot

1 [ Existing Urban Areas

(4

P

NC4c Waverley Road (Residential)

Status:
Waverley Rd North (The Loop), Napier

Exclude from FDS
Site area:  56.0 ha
10 different land ftitles. The majority of these titles are under different

ownership. However, one landowner controls over 40% of the area.

Nominated by the development community (Development Nous)
335 dwellings.

Score: 45/76; Ranking 20= of 28.
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Figure 19 - Location Plan

Infrastructure Triggers and /or Considerations to support urbanisation
Relatively straight forward ability fo expand existing reficulated water and wastewater

networks (note: this site was not considered within the GHD report).

Stormwater will require significant and coordinated investment with potential
uncertainties of ongoing maintenance. GHD report also indicates a large portion of this
site may be required for stormwater detention.

Existing capacity in the local primary, intermediate and secondary school networks.
The wider area is constrained by existing electricity assets and there is planned to

increase capacity. The timing and sizing of the upgrade will be the key considerations to
unlock and accommodate the growth.

Noted that the site has been identified, under a technical report, to be used in part for

mitigation of natural hazards as well as part of the stormwater infrastructure for the [now
expired] COVID19 Fast Track consent application of the NC4b site.

Identified Key Constraints

The site is classed under LUC 2 and LUC 3 land. However, further soil experts advised the soils

and climate of the area (NC4a - NC4d) are of good productive capacity but suffer limitations
regarding drainage and waterlogging as well as fragmentation due to lifestyle developments.
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The entire site is subject to tsunami risks under a 100, 500, 1000 and 2500 yr ARI events (under
both Tm and 1.99m SLR assumptions). There is potential for flood depths of greater than 2m
across a large portion of the site under the most conservative 2500 yr ARl + 1.99m SLR
assumption.

Noting the site had been identified and proposed to be used in part as a mitigation measure
to support a COVID19 Fast Track consent application for a proposed residential development
at the site immediately to the north (NC4b). The COVID19 fast-track consent application did
not proceed and the application expired at the end of 2023. The immediate area, and
particularly the northern portion of the site was also affected by Cyclone Gabrielle and it is
within the |denhf|ed flood hozord area.

18 (] 1000yrARI+1.50mSLR. P e g*’ .100[)yrAR|+1mSLR \ if’
Value & - 05-1m
& 1-1.5m
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M ome d

Less than 0.5m

T [ Cyclone Gabriclle total flood extent

Flood Risk Areas

b u I | M Fiood and cosstl inundstion sk sreas

Site Advantages Site Disadvantages

e Very good level of accessibility when e Thessite is not identified in HPUDS, restrictions
compared with all other greenfield sites around development of HPL are sfill
due to proximity fo multiple schoals, applicable.
Awatoto employment area, Napier and
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Taradale centres, employment areas
and existing supermarkefts.

Located at the edge of the existing
urban areaq, thereby great opportunities
with improved access to a wide range
of amenities and passenger transport
network in Napier City.

Strong development motivation from the
land owner for redevelopment in the
short term.

Potential to undertake comprehensive
development with three other adjacent
preferred growth areas (NC4a and
NC4d), which could deliver a large
number of dwellings over the short-to-
medium term.

Development may be undertaken in
partnership with mana whenua,
supporting the wellbeing of whanau.
Investigation around hazard risks of the
site has been undertaken since HPUDS
was adopted and potential solutions
have been identified and factored into
masterplans.

Redevelopment of this area could help
support wider flood mitigation works for
the Maraenui area.

Impacted by a number of natural hazard
risks including fsunami risks, flooding and
liguefaction which means more people
and infrastructure may be exposed to
these hazards relative to other greenfield
areas.

Isolated/distant from high ground in terms
of potential evacuation in a tsunami event.
Part of the immediate area was affected
by Cyclone Gabrielle.

Part of the site is subject to high-risk
liguefaction.

Higher risk and potential operational costs
for maintaining infrastructure if transferred
to Council ownership due to natural hazard
impacts.

Higher costs for land development to
address natural hazard risks and ground
conditions may impact on feasibility.
Urbanisation could exacerbate local
flooding risks, and will displace stormwater
that is detained on this site Will require a
comprehensive approach to stormwater
management.

Proximity to productive horticultural uses
may give rise to some reverse sensitivity
effects (e.g. from spray drift). Sufficient
buffer to residential development required.
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. NC4d South Pirimai Existing HPUDS Site to be
Site Reference: . A Status: .
(Residential) Retained

Site address: Waverley Road North, Napier Site area: 61.6 ha
Landowner(s): 10 different land fitles. The majority of these titles are under different
ownership. However, one landowner confrols over 40% of the area.
Sources: Existing HPUDS - Reserve Area (South Pirimai);
Also Nominated by the development community (Development Nous)
Metrics: 370 dwellings.

Overall MCA Score: 45/76; Ranking 20= of 28.
Score/Ranking

1 (7] Existing Urban Areas / H o

[+] Propesed Future Development Areas (with indicative capacity) e

.- post

i

Figure 20 - Location Plan

Infrastructure Triggers and /or Considerations to support urbanisation

e Relatively straight forward ability to expand existing reticulated water and wastewater
networks. GHD report indicates upgrades may include new pump stations and network
upgrades.

o Stormwater will require significant and coordinated investment with potential
uncertainties of ongoing maintenance. Large portions of the site (48%) are identified as
being potentially required for future stormwater detention basins to serve this site and the
wider area within the GHD report.

e Existing capacity in the local primary, intermediate and secondary school networks.

o The wider area is consfrained by existing electricity assets and there are plans to increase
capacity. The timing and sizing of the upgrade will be the key considerations to unlock
and accommodate the growth.

Identified Key Constraints
The site features both LUC 2 and LUCS3 soil and since the site is currently identified in HPUDS as
areserve residential growth areaq, it does not fall within the exemption of HPL under the NPS-
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HPL Soil experts have further advised the soils and climate of the area (NC4a — NC4d) are of
good productive capacity but do suffer some limitations regarding drainage and
waterlogging as well as fragmentation due to lifestyle developments.

Luc

B wa
M ez

Lucs

The entire site is subject to tsunami risks under a 100 (see below), 500, 1000 and 2500 yr ARI
(under both Tm and 1.99m SLR assumptions). Flood depths of greater than 2m across a large
portion of the site under the more conservative 1.99m SLR assumption. Isolated/distant from
high ground in terms of potential evacuation. This site has a deeper flood depth compared to
one of the other adjacent preferred growth areas (NC4a) but is less prominent compared to
NC4b.

Parts of the site were impacted by Cyclone Gabrielle and known flood hazards are also

present.

1000yrARI+1.99mSLR Iy 1000yrARI+TmSl B

Value | I/ 0.5-1m
Lessthan0.5m | 1-1.5m

0.5-1 g
" M 152m
1-1.5m | |

~ e ; — A g
Cyclone Gabrielle totel flood extent | i ‘. _' f. e
- I 2| Flood and coastal inundation risk areas

- =

iy

Site Advantages Site Disadvantages

e Good level of accessibility to multiple e Impacted by a number of natural hazard
schools, Awatoto employment areaq, risks including tsunami risks, flooding and
Napier and Taradale cenfres. liguefaction which means more people and
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e Adjacent to existing off-street cycle
network providing connections to
other amenities / destinations.

e Urbanisation of parts of Ulyat Road
already undertaken as part of the
Willowbank Retirement Village
Development.

o Multiple landowners within this area
could help o support greater
competition in the greenfield
development market.

e Potfential to undertake comprehensive
development with three other
adjacent preferred growth areas
(NC4a and NC4b), which could deliver
a large number of dwellings over a
short period of time.

e The large site provides opportunities to
address natural hazard risks (in line with
what is proposed for NC4d) and also
deliver much higher capacity of
dwellings than currently estimated.

infrastructure may be exposed to these
hazards relative to other greenfield areas.
Isolated/distant from high ground in terms of
potential evacuation in a tsunami event.
Part of the immediate area was affected by
Cyclone Gabrielle.

Part of the site is subject fo high-risk
liguefaction. Generally poor / soft soils across
the site.

Higher risk and potential operational costs for
maintaining infrastructure if tfransferred to
Council ownership due to natural hazard
impacts.

Higher costs for land development to
address natural hazard risks, stormwater
needs and ground conditions may impact
feasibility.

Urbanisation could exacerbate local
flooding risks and will displace stormwater
that pools on this site to another site. Will
require a comprehensive approach to
stormwater management.

Proximity to productive horticultural uses may
give rise to some reverse sensitivity effects
(e.g. from spray driff). Sufficient buffer to
residential development required.
Fragmented land ownership will require
coordination from the Council and may
impact on short-term deliverability of land
and the overall capacity that can be
obtained.

Not all landowners may be motivated (or
able) to redevelop, noting significant
portions of land will be required for
stormwater management.

The site is predominantly LUC 3 land but
features some LUC2 land. As such, it does not
fall within the exemption of HPL under the
NPS-HPL.

Limited defensible urban boundary to the
south (Waverley Road)
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NC7a & NC7b Willowbank Ave
Site Reference: ) A Status: Exclude from FDS
(Residential)

Site address: Willowbank Avenue, Napier Site area:  22.6 ha
Landowner(s): 10 different land fitles. The majority of these titles are under different
ownership. However, one landowner controls over 50% of the area.
Sources: Nominated by the development community (Development Nous)
Metrics: 155 dwellings.
Overall MCA Score: 41/76 and 42/76; Ranking 22= and 25 of 28.

Score/Ranking
I5 |

f N
':""““'-”-'-'-.:- =

H—_:‘"-'-',_:-.
| g

ad

| [w] Existing Urban Areas

/

(] Proposed Future Development Areas (with indicative capacity)

A ki .

Figure 21 - Location Plan

Infrastructure Triggers and /or Considerations to support urbanisation

e Relatively straight forward ability to expand existing reticulated water and wastewater
networks.

o Stormwater will require significant and coordinated investment with potential
uncertainties of ongoing maintenance. The area is also subject to the TANK drinking
water source profection zone and will require careful design and treatment for water
quality.

e Existing capacity in the local primary, infermediate and secondary school networks.

e The wider area is constrained by existing electricity assets and there is planned to
increase capacity. The timing and sizing of the upgrade will be the key considerations to
unlock and accommodate the growth.

Identified Key Constraints

The site is classed under LUC 2 and LUC 3 land. Further soil experts advised the soils and
climate of the area (including the sites at NC4a — NC4d) are of good productive capacity.
The site has some limitations in terms of structural vulnerability due o being recent fluvial
deposits.
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LuC

M wa
M ez
o wa

The entire site is subject to tsunami risks under 100, 500, 1000 and 2500 yr ARI events (under the
more conservative 1.99m SLR assumption) with potential for flood depths greater than 2m in
parts. The immediate area, and virtually the entire site was also affected by Cyclone Gabrielle
and it is within the identified flood hazard area.

|D|l),'AR\¢|.D‘-DnG : I '\DCI)yrARIM.mS:

Value
Less than 0.5m

Flood Risk Areas

Cyclone Gabrielle total flood extent

| . M Flood and coastal inundation risk areas

Site Advantages Site Disadvantages

¢ Very good level of accessibility when e Thessite is not identified in HPUDS, restrictions
compared with all other greenfield sites around development of HPL is sfill
due to proximity to multiple schools, applicable.
Awatoto employment area, Napierand e Impacted by a number of natural hazard
Taradale centres, employment areas risks including tsunami risks, flooding and
and existing supermarkets. liquefaction which means more people

e Located at the edge of the existing and infrastructure may be exposed to
urban areaq, thereby great opportunities these hazards relative to other greenfield
with improved access to a wide range areas.
of amenities and passenger transport e Isolated/distant from high ground in tferms
network in Napier City. of potential evacuation in a tsunami event.
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e Strong development motivation from the
land owner for redevelopment in the
short ferm.

e Development may be undertaken in
partnership with mana whenua,
supporting the wellbeing of whanau.

Part of the site and immediate area was
affected by Cyclone Gabirielle.

Part of the site is subject to high-risk
liquefaction.

Higher risk and potential operational costs
for maintaining infrastructure if transferred
to Council ownership due to natural hazard
impacts.

Higher costs for land development o
address natural hazard risks and ground
conditions may impact on feasibility.
Urbanisation could exacerbate local
flooding risks. Will require a comprehensive
approach to stormwater management.
Proximity to productive horticultural uses
may give rise to some reverse sensitivity
effects (e.g. from spray drift). Sufficient
buffer to residential development required.
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. NC6 Mission Estate Greenfield Residential
Site Reference: . A Status: .
(Residential) Expansion

Site address: Church Road Site area:  9.05ha

Landowner(s):  Three titles with two separate landowners.

Sources: Nominated by development community (Mission Estate property);
also identified by TAG & Consultant group.

Metrics: 100 dwellings.

Overall MCA Score: 60/76; Ranking 3 of 28.
Score/Ranking

Figure 22 - Location Plan

Infrastructure Triggers and /or Considerations to support urbanisation
e Relatively straight forward ability fo expand existing reficulated water and wastewater
networks.

e Existing capacity in the local primary, intermediate and secondary school networks.

e Existing capacity in local electricity network.

Identified Key Constraints
Some part of the site is identified as LUC 1 land. While soil experts advised the wider site has
highly productive capacity it is subject fo numerous constraints for productive use. The area
put forward for potential development is not currently used for productive uses as part of the
wider Mission Estate.
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Site Advantages

Good level of accessibility fo a range of
services, facilities and amenities within the
Napier and Taradale centres relative to
other greenfield areas.

It is located at the edge of the existing
urban area great opportunities to
improve access to a wider range of
existing amenities and services in Napier
City.

Access to existing and proposed bus
routes along Church Road and off-street
walking / cycling network along Taipo
Stream corridor.

Whilst part of the site is subject to LUC 1
there are indications of numerous
constraints for productive use.

The site is bordered by existing urban /
peri-urban land uses on three sides
(residential and large-lot residential).
Not subject to any significant natural
hazard constraints.

[ LUC
B Luc

Luc2
LUC3

Site Disadvantages

Topography on western portion of the site
may limit full development potential.
Some identified flooding risk along Taipo
Stream corridor. This will need to be
factored into design for the site.
Proximity to remaining productive
viticultural uses may give rise to some
reverse sensifivity effects (e.g. from spray
drift). Sufficient buffer to residential
development required.

Area north of Taipo Stream requires more
detailed soil investigations as it may not
be possible to develop under current
policy settings.
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Site Reference: = BV3 Bay View (Residential) Status:

Site address: Main North Rd, Bay View Site area: = 16.6ha

Landowner(s): 15 different land titles. The majority of these titles are under different
ownership.

Sources: Existing HPUDS - Residential Growth (Bayview).

Metrics: 150 dwellings.

Overall MCA Score: 42/76; Ranking 22= of 28.
Score/Ranking

Figure 23 - Location Plan

Infrastructure Triggers and /or Considerations to support urbanisation

Bay View is af the furthest extent of the water and wastewater networks, will need a
substantial level of growth to drive required investment. In particular, wastewater will
require pump station and rising main which comes with high costs.

Some upgrades to the state highway will be required regardless of growth. New and/ or
upgraded intersections to the state highway are required to facilitate development and
further capacity upgrades to the state highway may be required south of Meeanee
Quay. Assume new roading connections intfernal fo the site can be funded by the
developer.

Electricity assets are likely to require substation and sub-transmission upgrades to support
further residential growth.

Depending on the total extent of growth proposed in Bay View, a new primary school
may be required.

Identified Key Constraints
The site is subject to tsunamirisks under a 100, 500, 1000 and 2500-yr ARI with flood depths of
greatfer than 1m across a large portion of the site (under the most conservative1.99m SLR
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assumption). Close proximity to high ground to facilitate evacuation. The site was affected by
Cyclone Gabrielle.

) 1000yrARI+ ImSLR
0.5-1m Cpei
1-15m et
15-2m

| 100yrARI+1.99mSLR
Value
Lessthan 05m
05-1m

E | L \\
X A
[] Cyclone Gabrielle total flood extent

Site Advantages Site Disadvantages

e As the site is already zoned as rural e Limited level of accessibility and proximity
residential, NPS-HPL's restrictions around to the existing amenities, facilities and
development of HPL do not apply. services in Napier.

e Mulliple landowners can help to support ¢ Impacted by a number of natural hazard
greater competition in the greenfield risks including tsunami risks and flooding
development market. which means more people and

e Good access to local roading networks infrastructure may be exposed to these
which will enable integration with the hazards relative to other greenfield areas.
existing Bay View urban area. e Part of the site and immediate area was

e In close proximity to high ground to affected by Cyclone Gabirielle.
facilitate evacuation during a tsunamior | e Higher risk and potential operational costs
flood event. for maintaining infrastructure if transferred

e Potential to link in with Bay View shared to Council ownership due to natural
path to provide off-street cycling route to hazard impacts.

Ahuriri and beyond. e Higher costs for land development to

e Development of this site could be address natural hazard risks and ground
undertaken in a comprehensive manner conditions may impact on feasibility.
with other sites around Bay View, and e Large investment may be required for
better support expansion and/or upgrade upgrades to SH2.

of existing infrastructure.
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e Upgrades will be required for water,
wastewater, school and electricity
infrastructure.

e Fragmented land ownership will require
coordination from the Council and may
impact on the overall capacity that can
be obtained (nofe: high-level structure
plan for site already prepared).

e Not all landowners may be motivated (or
able) to redevelop.
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AS1 Onehunga Road North
Site Reference: . A Status: Exclude from FDS
(Residential)

Site address: Ahuriri Station (north of Site area:  52.8ha

Onehunga Road)

Landowner(s):  The site is under single ownership.

Sources: Nominated by the development community (Development Nous);
Also put forward by Mana Ahuriri Trust.

Metrics: 750 dwellings (including potential for Papakaingal).

Overall MCA Score:46/76; Ranking 19 of 28.

Score/Ranking

Figure 24 - Location Plan

Infrastructure Triggers and /or Considerations to support urbanisation

Bay View is at the furthest extent of the water and wastewater networks, will need a
substantial level of growth to drive required investment. In particular, wastewater will
require pump station and rising main which comes with high costs.

Some upgrades to the state highway will be required regardless of growth. New and/ or
upgraded intersections to the state highway are required to facilitate development and
further capacity upgrades to the state highway may be required south of Meeanee
Quay. Assume new roading connections internal to the site can be funded by the
developer.

Elecftricity assets are likely to require substation and sub-transmission upgrades to support
further residential growth.

Depending on the total extent of growth proposed in Bay View, a new primary school
may be required.

Identified Key Constraints
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The site is classed entirely as LUC 3 land. However, soil experts have advised that the site is
highly constrained due to drainage and flooding from a traditional production view. The area
is not readily suitable for perennial tree cropping, but some value for seasonal cropping.

o

The site is subject to tsunami risks under a 100, 500, 1000 and 2500-yr ARl with flood depths of
greater than 2m across a large portion of the site (under both Tm and 1.99m SLR
assumptions).. The site was affected by Cyclone Gabrielle. _

Site Advantages Site Disadvantages
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Potential to link in with Bay View shared
path to provide off-street cycling route to
Ahuriri and beyond.

Single ownership and strong development
motivations provide a good opportunity
to comprehensively redevelop the site
and be able to deliver a large number of
dwellings.

Provides for a significant level of
residential development capacity within
the context of the potential long-term
shortfall identified.

Provides opportunities for Mana Ahuriri
hapu to provide for social, cultural,
environmental and economic wellbeing
of their whanau (in the event that Mana
Ahuriri Trust do choose to purchase Ahuriri
Station from the Crown).

Development of this site could be
undertaken in a comprehensive manner
with other sites around Bay View, and
better support expansion and/or upgrade
of existing infrastructure.

In close proximity to high ground to
facilitate evacuation during a fsunami or
flood event.

Limited level of accessibility and proximity
o the existing Napier centre area and its
existing amenities, facilities and services.
Impacted by a number of natural hazard
risks including fsunami risks, and flooding
which means more people and
infrastructure may be exposed to these
hazards relative to other greenfield areas.
Maijority of the site and parts of the
immediate surrounding area was
affected by Cyclone Gabrielle.

Higher risk and potential operational costs
for maintaining infrastructure if transferred
to Council ownership due to natural
hazard impacts.

Higher costs for land development to
address natural hazard risks and ground
conditions may impact on feasibility.
Large investment may be required for
upgrades to SH2.

Upgrades will be required for water,
wastewater, school and electricity
infrastructure.
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Site Reference:

Site address:

Landowner(s):
Sources:
Metrics:
Overall MCA
Score/Ranking

AS2 Onehunga Road South
. . Status: Exclude from FDS
(Residential)

Ahuriri Station (south of Site area: 31.1ha
Onehunga Road)

The site is under single ownership.

Nominated by Mana Ahuriri Trust.

225 dwellings (including potential for Papakainga).
Score: 39/76; Ranking 26= of 28.

Figure 25 - Location Plan

Infrastructure Triggers and /or Considerations to support urbanisation

e Bay View is af the furthest extent of the water and wastewater networks, will need a
substantial level of growth to drive required investment. In particular, wastewater will
require pump station and rising main which comes with high costs.

e Some upgrades to the state highway will be required regardless of growth. New and/ or
upgraded intersections fo the state highway are required to facilitate development and
further capacity upgrades to the state highway may be required south of Meeanee
Quay. Assume new roading connections internal to the site can be funded by the

developer.

e Electricity assets are likely to require substation and sub-transmission upgrades to support
further residential growth.
e Depending on the total extent of growth proposed in Bay View, a new primary school
may be required.
Identified Key Constraints
The site is classed under LUC 3 land. However, = The entire site is subject to tsunami risks under
further soil experts also advised the site is a 100, 500, 1000 and 2500-yr ARl with flood
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highly constrained due to drainage and
flooding from a traditional production view.
The area is not readily suitable for perennial
free cropping, but some value for seasonal
cropping.

depths of greater than 2m across a large

portion of the site (under both Tm and 1.99m

SLR assumptions). The site was affected by

Cyclone Gabrielle.

Less than 0.5m
05-1m

W 1-1.5m

M 152m

M ome

Site Advantages

Site Disadvantages
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Potential to link in with Bay View shared
path to provide off-street cycling route to
Ahuriri and beyond.

Single ownership and strong development
motivations provide a good opportunity
to comprehensively redevelop the site
and be able to deliver a large number of
dwellings.

Provides opportunities for Mana Ahuriri
hapu to provide for social, cultural,
environmental and economic wellbeing
of their whanau (in the event that Mana
Ahuriri Trust do choose to purchase Ahuriri
Station from the Crown).

Development of this site could be
undertaken in a comprehensive manner
with other sites around Bay View, and
better support expansion and/or upgrade
of existing infrastructure.

Limited level of accessibility and proximity
to the existing Napier centre area and its
existing amenities, facilities and services.
Impacted by a number of natural hazard
risks including tsunami risks, and potentially
flooding which means more people and
infrastructure may be exposed to these
hazards relative to other greenfield areas.
Full flood modelling for the site has not
been undertaken so there remains some
uncertainty as to potential impacts of this
hazard.

The site and parts of the immediate
surrounding area was affected by
Cyclone Gabrielle.

Higher risk and potential operational costs
for maintaining infrastructure if transferred
to Council ownership due to natural
hazard impacts.

Higher costs for land development to
address natural hazard risks and ground
conditions may impact on feasibility.
Large investment may be required for
upgrades to SH2.

Upgrades will be required for water,
wastewater, school and electricity
infrastructure.

Proximate to the Napier Airport which
means careful design should take into
account to prevent reverse sensitivity
effects from the Airport.
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BV 5 Bayview North
Site Reference: . A Status: Exclude from FDS
(Residential)

Site address: Bay View, Napier Site area:  16.6ha
Landowner(s): = Multiple different land fitles. The majority of these titles are under different
ownership.
Sources: Nominated by the development community (Development Nous and Mark
Vinall);
Metrics: 100 dwellings
Overall MCA Score: 42/76; Ranking 22= of 28.
Score/Ranking
| 7] Existing Urban Aress é;if M)
7|2| Existing Rural Residential / Lifestyle Areas ﬁ

[
[ Propesed Future Development Areas (with indicative capacity)

Figure 26 - Location Plan

Infrastructure Triggers and /or Considerations to support urbanisation
e Bay View is af the furthest extent of the water and wastewater networks, will need a
substantial level of growth o drive the investment. In particular, wastewater will require
pump station and rising main which comes with high costs.
¢ Some upgrades to the state highway will be required regardless of growth. New and/ or
upgraded intersections to the state highway are required to facilitate development and
further capacity upgrades to the state highway may be required south of Meeanee
Quay. Assume new roading connections internal to the site can be funded by the
developer.
e Electricity assefs are likely fo require substation and sub-transmission upgrades to support
further residential growth.
¢ Depending on the total extent of growth proposed in Bay View, a new primary school
may be required.
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Identified Key Constraints

The site is subject to tfsunamirisks under a 100, 500, 1000 and 2500-yr ARI with flood depths of
greater than 2m across a large portion of the site (under 1.99m SLR assumptions). Close
proxmlty to high ground to facilitate evacuation. It was affected by Cyclone Gabrielle.

1 Ta s
- T ~— =
{ ~E > :|1| // A /
\\H \\, - BVS \ A J ¢ |
e 100 ) BVS \\

S ‘ e TN s
“\ \\‘\\ P \\\‘l\?\? 100 1 U
Mwuoy.AR\ [+1.99mSLR \\ ’>( \\\. \ ‘\\\\\ <”>{ ‘}\Z‘
Va‘"is o 05 1 f \“\ ’)\i\ ‘Z\mnoymmnmsml "‘.\ \‘\\ \/’P/ \ \i‘\
051m ¥ T 0.5-1m \ 3 -
§ O sm ,\'_,// % & /\\{‘
. ; ' . . b \‘. \‘a“«f"’ﬁ/\-{uﬂ‘\\. !

Site Advantages Site Disadvantages

e Itis already rural residential zoned; e Limited level of accessibility and proximity
therefore no development constraint on to the existing amenities, facilities and
soil under the NPS-HPL. services in Napier.

e Mulliple landowners can help to support o Limited access to active mode facilities
greater competition in the greenfield and a good level of investment will be
development market. required if the area is urbanised.

e Good access to local roading networks e Impacted by by Cyclone Gabrielle.
which will enable integration with the e Largely affected by tsunami risks.
existing Bay View urban area. e Large investment may be required for

e Potential to link in with Bay View shared existing roading and SH2 networks.
path to provide off-street cycling route to | ¢  Large investments will be required for
Ahuriri and beyond. water, wastewater, school and electricity

o Development of this site could be infrastructure.
undertaken in a comprehensive manner e Fragmented land ownership will require
with other sites around Bay View, and strong coordination from the Council and
better support expansion and/or upgrade may impact on short-term deliverability of
of existing infrastructure.. land and the overall capacity that can

be obtained.
¢ Not all landowners may be motivated (or
able) to redevelop.
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BV2 & 4 Bayview East
Site Reference: . A Status: Exclude from FDS
(Residential)

Site address: Bay View, Napier Site area: 63.8ha

Landowner(s): = Multiple different land fitles. The majority of these titles are under different
ownership.

Sources: Nominated by the development community (Development Nous and Mark
Vinall);

Metrics: BV2 = 59 dwellings; BV4 = 470 dwellings;

Overall MCA Score: 39/76 and 37/76; Ranking 26= and 28 of 28.
Score/Ranking

Tt
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e
&

Figure 27 - Location Plan

Infrastructure Triggers and /or Considerations to support urbanisation

Bay View is at the furthest extent of the water and wastewater networks, willneed a
substantial level of growth fo drive the investment. In particular, wastewater will require
pump station and rising main which comes with high costs.

Some upgrades to the state highway will be required regardless of growth. New and/ or
upgraded intersections to the state highway are required to facilitate development and
further capacity upgrades to the state highway may be required south of Meeanee
Quay. Assume new roading connections internal to the site can be funded by the
developer.

Electricity assets are likely to require substation and sub-transmission upgrades to support
further residential growth.

Depending on the fotal extent of growth proposed in Bay View, a new primary school
may be required.

Identified Key Constraints

BV4 is classed under LUC 1 land. Further soil experts also advised the site is considered
generally good, with some variability in soil type and limitations from drainage at Franklin Road
end due to being recent fluvial soils. There are existing well-performing orchards.

63

ITEM 4

PAGE 201



Item4  Adoption of Draft Future Development Strategy for Notification
Napier Hastings FDS - Technical Report - Final Compiled (Attachment 4) Attachment 4

Luc
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B ez
Lucs

greater than 2m across a large portion of the site (under 1.99m SLR assumptions). Close
proximity to high ground to facilitate evacuation. It was partially affected by Cyclone
Gabrielle.

1000yARI+199mSLR |
Value

1000yrARI+ 1mSLR
0.5-1m
1-1.5m
M 15-2m

I 2me
Nt

1 Less than 0.
1 05-1m

1 High Landslide Risk

1 High Risk Coastal Erosion Areas

1] Cosstal Inundation

o

The eastern part of BV2 is subject to tsunami risks under a 500, 1000 and 2500-yr ARI with flood
de/pths of up to 2m across a large portion of the site (under 1.99m SLR assumptions); The site is

64

ITEM 4 PAGE 202



Item 4

Napier Hastings FDS - Technical Report - Final Compiled (Attachment 4)

Adoption of Draft Future Development Strategy for Notification

Attachment 4

also subject to other coastal hazards including high-risk coastal erosion and coastal
inundation.
Site Advantages

Multiple landowners can help to support
greater competition in the greenfield
development market.

Good access to local roading networks
which will enable integration with the
existing Bay View urban area.

Potential to link in with Bay View shared
path to provide off-street cycling route to
Ahuriri and beyond.

Development of this site could be
undertaken in a comprehensive manner
with other sites around Bay View, and
better support expansion and/or upgrade
of existing infrastructure.

Site Disadvantages

BV4 is not identified in HPUDS, restrictions
around development of HPL is still
applicable.

Limited level of accessibility and proximity
to the existing amenities, facilities and
services in Napier.

Limited access to active mode facilities
and a good level of investment will be
required if the area is urbanised.
Impacted by by Cyclone Gabrielle.
Largely affected by tsunami risks.

Large investment may be required for
existing roading and SH2 networks.

Large investments will be required for
water, wastewater, school and electricity
infrastructure.

Fragmented land ownership will require
strong coordination from the Council and
may impact on short-term deliverability of
land and the overall capacity that can
be obtained.

Not all landowners may be motivated (or
able) to redevelop.
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Site Reference:

AS3 Airport (Industrial) Status: Exclude from FDS
Site address: Ahuriri Station (south of Site area: = 36.82ha

Onehunga Road)

Landowner(s):  The site is under single ownership.
Sources: Nominated by Mana Ahuriri Trust.
Metrics: 36 Ha

Overall MCA Score: 48/76; Ranking 9 of 13.

Score/Ranking
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Figure 28 - Location Plan

Infrastructure Triggers and /or Considerations to support urbanisation

e Thesite (and AS4) is at the further extent of the water and wastewater networks, will
need a substantial level of growth to drive the investment. In particular, wastewater will
require pump statfion and rising main which comes with high costs.

New and/ or upgraded intersections to the state highway are required to facilitate
industrial development.

Require development of substations and lines for electricity infrastructure. Potential for on-

site generation via a solar farm to supply electricity - further understanding of generation
capacity/demand required.

Identified Key Constraints

The maijority of the site is likely to be affected by the 1000-year ARl + 1.99m SLR tsunami risk.
Whilst no flooding information is available for most of the site, the site is low-lying and is
protected to a low degree by a combination of stop banks and drains. Located adjacent to
some known flood areas. The site was impacted in parts by Cyclone Gabrielle.
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The site falls within the proposed Te Whanganui-a-Orotu Special Character Landscape which
potentially limits the height of future buildings fo 3m and therefore feasible development
(especially if the ground needs to be raised to address flood risk). The site is also in proximity of
conservation Icmd and specmc deS|gn consdieration may be required.
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e Good level of accessibility and proximity
to Napier Airport and Port as well as
state highway network.

e Single ownership and strong
development motivations provide a
good opportunity to comprehensively
redevelop the site.

e Provides opportunities for Mana Ahuriri
hapu to provide for social, cultural,
environmental and economic wellbeing
of their whanau (in the event that Mana
Ahuriri Trust do choose to purchase
Ahuriri Station from the Crown).

e Development of this site could be
undertaken in a comprehensive manner
with other sites around Bay View, and
better support expansion and/or
upgrade of existing infrastructure.

¢ Noft located in close proximity to
sensitive land uses and it is unlikely to
give rise to any reverse sensitivity effects.

e Low-lying ground but currently some
low-level protection by a combination
of stop banks and drains.

Impacted by a number of natural hazard
risks including tsunami risks, and potentially
flooding which means more businesses may
be exposed to these hazards relative to
other greenfield areas.

The site and large parts of the immediate
area was affected by Cyclone Gabrielle.
Higher risk and potential operational costs
for maintaining infrastructure if fransferred
to Council ownership due to natural hazard
impacts.

Higher costs for land development to
address natural hazard risks and ground
conditions may impact on feasibility.
Ground conditions / high water table may
increase the cost or feasibility to develop
compared with other options. Longer term,
rising sea levels may have a greater impact
on groundwater conditions which could
further constrain development.

Large investment may be required for
existing roading and SH2 networks.

Large investments will be required for
water, wastewater and electricity
infrastructure.

Affected by the proposed Te Whanganui-
a-Orotu Special Character Landscape
which potentially limits the height of future
buildings fo 3m and future development
feasibility (especially if the ground needs to
be raised to address flood risk).

Potential reverse sensitivity impacts on
airport operations associated with
increased risk of bird strike from ecological
enhancements.
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Site Reference: = AS4 Ahuriri Station (Industrial) = Status: Exclude from FDS

Site address: Ahuriri Station (south of Site area: = 409.4ha
Onehunga Road)

Landowner(s): = The majority of the site is under single ownership.

Sources: Nominated by Mana Ahuriri Trust.

Metrics: Up to 409 Ha

Overall MCA Score: 46/76; Ranking 12 of 13.

Score/Ranking
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Figure 29 - Location Plan

Infrastructure Triggers and /or Considerations to support urbanisation

e Thessite (and AS3) is at the further extent of the water and wastewater networks, will
need a substantial level of growth to drive the investment. In particular, wastewater will
require pump station and rising main which comes with high costs.

New and/ or upgraded intersections to the state highway are required to facilitate
industrial development.

Require development of substations and lines for electricity infrastructure. Potential for on-

site generation via a solar farm to supply electricity - further understanding of generation
capacity/demand required.

Identified Key Constraints

The site is classed under LUC 3 land. Further The northern portion of the site includes an

soil experts also advised the site is highly extensive area of SNA / open wetland

constrained due to drainage and flooding (second largest in Napier). Future

from a traditional production view. development will have to avoid this area.
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The majority of the site is likely to be affected by the 1000-year ARI + 1.99m SLR tsunami risk.
Whilst no flooding info is available for the site, the site is low-lying and is protected by a

combination of stop banks and drains. Located adjacent to some known flood areas. The site
was impacted in parts by Cyclone Gabrielle.

Cyclone Gabrielle total flood extent

The site falls within the proposed Te Whanganui-a-Orotu Special Character Landscape which
potentially limits the height of future buildings to 3m and therefore feasible development
(especially if the ground needs to be raised to address flood risk). The site is also in proximity of
conservation land and specific design consideration may be required.
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oy ane®

Site Advantages

Good level of accessibility and proximity
to Napier Airport and presents good
opportunities as an expansion to the
qirport.

Largely flat and suitable for large-scale
industrial development.

Single ownership and sfrong
development motivations provide a
good opportunity to comprehensively
redevelop the site.

Not located in close proximity to
sensitive land uses and it is unlikely to
give rise to any reverse sensitivity effects
in relation to residential development.
Development provides opportunities fo
enhance an existing SNA / open
wetland (second largest in Napier) and
enhance water quality.

Encourage and inifiate investments in
the Bay View area, which could
potentially benefit and/or unlock other
developments in Bay View.

s

<

: Garans:
| Conservation Land ~"*tne-pg___

Site Disadvantages

Impacted by a number of natural hazard
risks including tsunami risks, and potentially
flooding which means more businesses may
be exposed to these hazards relative to
other greenfield areas.

The site and large parts of the immediate
area was affected by Cyclone Gabrielle.
Higher risk and potential operational costs
for maintaining infrastructure if transferred
to Council ownership due to natural hazard
impacts.

Higher costs for land development to
address natural hazard risks and ground
conditions may impact on feasibility.
Ground conditions / high water table may
increase the cost or feasibility to develop
compared with other options. Longer term,
rising sea levels may have a greater impact
on groundwater conditions which could
further constrain development.

Large investment may be required for
existing roading and SH2 networks.

Large investments will be required for
water, wastewater and electricity
infrastructure.

Affected by the proposed Te Whanganui-
a-Orotu Special Character Landscape
which potentially limits the height of future
buildings fo 3m and future development
feasibility (especially if the ground needs to
be raised to address flood risk).
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o Potfential reverse sensitivity impacts on
airport operations associated with
increased risk of bird strike from ecological
enhancements.
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Site Reference:  H6 Tomoana (Industrial) Status: Exclude from FDS

Site address: Pakowhai Road, Tomoana Site area:  35ha

Landowner(s): 10 different land fitles. Over 50% of the land is under one single ownership.
Sources: Existing indicative HPUDS area

Metrics: 35Ha

Overall MCA Score: 49/76; Ranking 8 of 13.

Score/Ranking

Figure 30 - Location Plan

Infrastructure Triggers and /or Considerations to support urbanisation

o There is some limited frade waste capacity available in this area. There is potential
connecting fo the trade waste system but it is located in the rail corridor, which requires
strategic planning and high costs.

e The upgrade will be required for electricity infrastructure as the existing substations are
nearing capacity.

Identified Key Constraints

The site is classed under LUC 1 land. Further soil experts advised the site has highly productive
soil. However, hard urban boundary presents some constraints for development into perennial
tree cropping or other high-value enterprises. Constraints increase southeast towards Watties.
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¥ Luc
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B ez
Luc3
Site Advantages Site Disadvantages
e Good level of accessibility to existing e Thesite is subject to LUC 1 with further
Tomoana employment areas, and comments from soil experts noting that
Hastings urban area. the site has highly productive soil and
e Largely flat and unfragmented remains suitable for productive uses.
landholdings suitable for large-scale e Full flood modelling for the site has not
industrial development. been undertaken so there remains some
o Thessite is located close to the main trade uncertainty as to potential impacts of this
waste sewer line and therefore it is hazard.
considered fo be suitable for wet e Locate adjacent to sensitive receptors in
industrial. the Northwood residential development.
o Thessite is located away from the coastal Controls may be required in terms of
area, which is less sensitive to coastal- building bulk, traffic and noise fo reduce
related hazards relative to other industrial reverse sensitivity effects.
areas. e Existing substations are near capacity and
e Connections to water, wastewater and will require an upgrade.
stormwater reticulated networks are
available.
e Market attractive area for industrial
development.
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Site Reference:

AW1 Awatoto (Industrial)
Site address:

Status:
Awatoto Road

Attachment 4

Exclude from FDS

Site area: 37ha
Landowner(s): = Approx. 7 different land titles and all of these titles are under different
ownership.
Sources: Existing indicative HPUDS area.
Metrics: 37Ha
Overall MCA Score: 43/76; Ranking 13 of 13.
Score/Ranking
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Figure 31 - Location Plan
Infrastructure Triggers and /or Considerations to support urbanisation
e Located within a proposed water supply extension area and there is more work

area is currently served by local bores.

require careful design and treatment for water quality.
e No majorissue for electricity infrastructure.

along Eriksen / MclLeod roads proposed as part of the Cyclone Recovery works.
Identified Key Constraints

Located adjacent to the WWTP which presents opportunities, subject to Council’s
planning.

happening in the Awatoto area — over an 18-month programme. The wider industrial

The area is also subject to the TANK drinking water source protection zone and will

Proposed stop bank / flood protection works along northern banks of Tutaekuri River and

The site is classed under LUC 2 and LUC 3 land. Further soil experts also advised the site has

drainage and waterlogging as primary constraints and is limited in its productive value.
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The maijority of the site is assessed to be at risk in the 100-year, 500-year, 1000-year and 2500-
year ARl + 1.99m SLR tsunami scenarios. The HB Hazard Portal currently shows Tsunami Near
Source Inundation affects the entire site and Distant Source Inundation affects part of the site.
The site is also affected by identified flooding hazards and it was Impacted by by Cyclone

Gabrielle.
e

nnnnn
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Site Advantages

o Good level of accessibility to existing
Awatoto employment areas and labour
pool.

e Good level of accessibility to SH51,
railway, bus routes and cycleway.

e Largely flat and suitable for large-scale
industrial development, including
potfential wet industries subject to water
supply issues being addressed.

o Noissue with the electricity infrastructure.

e Opportunities to extend water and
wastewater infrastructure.

e Not located in close proximity to sensitive
land uses and it is unlikely to give rise to
any reverse sensitivity effects.

e Flood protections works proposed by
Hawke's Bay Regional Council as part of
Cyclone Gabrielle recovery programme

would provide increased protection of
the site.

(| Flood Risk Areas

M Flood and coastal inundation risk areas

Awatotnl Rd

AW1

=N

-

ey

-
_—— 3
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Site Disadvantages

Features land currently identified as
containing both LUC2 and LUCS3 soils.
Impacted by by Cyclone Gabrielle.
Affected by tsunamirisks, Tsunami Near
Source Inundation and Distant Source
Inundation.
Affected by 100-year return period
liquefaction severity and high-risk
liquefaction vulnerability. Part of the site is
also subject to the highest risk for
amplification.
Fragmented land ownership will require
coordination from the Council and may
impact on short-term deliverability of land
and the overall industrial capacity that
can be obtained.
Not all landowners may be motivated (or
able) to redevelop.
Require significant capital investment in
reficulated water infrastructure.
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Site Reference: = WH1 Whakatu (Industrial) Status: Exclude from FDS

Site address: Anderson Rd Whakatu Site area: | 69.3ha
Landowner(s): = Approx. 20 different land titles. The majority of these titles are under
different ownership. Approximately 49% of the site is under one single

ownership.

Sources: Existing indicative HPUDS areq;
Also nominated by the development community (Mr Apple New Zealand
Ltd)

Metrics: 69.3Ha

Overall MCA Score: 48/76; Ranking 10 of 13.

Score/Ranking

Figure 32 - Location Plan

Infrastructure Triggers and /or Considerations to support urbanisation

e Connection fo the existing water supply network will be required and it uses a separate
network.

o Wastewateris on the domestic system and has limited capacity so will require upgrading.
There is potential connecting to the trade waste system but it is located in the rail
corridor, which requires strategic planning and potentially high costs.

o Stormwater relies on the HBRC drainage network which is at capacity so all stormwater
must be collected, treated and attenuated onsite.

e The upgrade will be required for electricity infrastructure. Unison noted there are plans to
upgrade that would be implemented by this growth.
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Identified Key Constraints

The site is classed under LUC 1 land. Further soil experts also advised the site has very good soils

and high-producing orchards.
e, = n
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Part of the site is likely to be affected by the 500-year ARl + 1.99m SLR, 1000-year ARl + 1.99m
SLR, and 2500-year ARl + 1.99m SLR tsunami risks. The HB Portal shows Tsunami Near Source
Inundation affects the mc_njoriTy_ of the site.

%

Site Advantages Site Disadvantages

¢ Good level of accessibility to existing o Affected by tsunamirisk and Tsunami Near
Whakatu employment areas, and Source Inundation.
existing Whakatu urban areas. e The entire site is subject o LUC 1 land and
e Good level of accessibility to SH51, further comments from soil experts
railway, bus routes and cycleway. commented that the site has good quality
e Largely flat and suitable for large-scale soils and high-producing orchards. the site
industrial development. has good quality soils and high-producing
e Existing plan to upgrade electricity orchards. the site has good quality soils
assefs. and high-producing orchards. the site has
e Close to main trunk sewer and trade good quality soils and high-producing
waste capacity. orchards.

e Fragmented land ownership will require
strong coordination from the Council and
may impact on short-term deliverability of
land and the overall capacity that can be
obtained.

e Not all landowners may be motivated (or
able) to redevelop.

e Locate proximate to Mangateretere school
and Whakatu residential settlement.
Controls may be required in terms of
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building bulk, traffic and noise fo reduce
reverse sensitivity effects.

e More challenges for wastewater and
stormwater relative to other areas. There is
potential connecting to the trade waste
system but it is located in the rail corridor,
which requires high costs and consultation
with relevant key stakeholder (KiwiRail).
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Site Reference: = IR2 Irongate South (Industrial)  Status: Recommend to include

Site address: Longlands Road Site area: = 48ha

Landowner(s):  Approx. 7 different land titles and all of these titles are under different
ownership.

Sources: Nominated by the development community (David Phillips);
Also identified by FDS TAG and Consultant Group.

Metrics: 48Ha

Overall MCA Score: 53/76; Ranking 5 of 13.

Score/Ranking

Figure 33 - Location Plan

Infrastructure Triggers and /or Considerations to support urbanisation

o Thessite is serviced by the reticulated system and there is some capacity for rongate and
Irongate West. An upgrade to provide an area wide wastewater scheme may be
possible dependent on the scale and extent of growth in this general area. There is no
tfrade waste capacity.

e The upgrade will be required for electricity infrastructure and will depend on the total
growth within the wider Irongate areas.

e Thessite is subject to TANK drinking water Source Protection Zone which requires a specific
design for water quality.
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Identified Key Constraints

The maijority of the site is classed under LUC 2
land. However, further soil experts advised the
soils are variable and while some areas are
under productive use, they are known to
struggle due to soil variability. Portions of the
site are already developed and the clay
shooting club occupies a portion that will be
constrained due to contamination.

¥ Luc

M Lt
B ez
LUC3

Site Advantages

e Good level of accessibility to existing
Irongate employment areas, and
Flaxmere urban area relative to other
industrial areas.

e Largely flat and suitable for large-scale
industrial development.

e Noflocated in close proximity to sensitive
land uses and it is unlikely to give rise to
any reverse sensitivity effects.

e Existing wastewater capacity is available,
and there is an existing programme in
place for the extension of the wastewater
reticulated network.

e Good level of accessibility to State
Highway 2 which has already been
upgraded in the vicinity of the site.

e Thesiteis located away from the coastal
area, which is less sensitive fo coastal-
related hazards relative to other industrial
areas.

e Whilst the site is subject to LUC 2, sail
experts have advised that some parts of
the site have limited productive value or
are subject fo contamination.

e Streams to the east and south provide a
defensible urban boundary.

Some part of the site is affected by flooding. It
is also known to be located adjacent to some
identified flood areas (stream channels).

/

Site Disadvantages

e Currently identified as featuring LUC2 soils.

e Fragmented land ownership will require
strong coordination from the Council and
may impact on short-term deliverability of
land and the overall capacity that can
be obtained.

e Not all landowners may be motivated (or
able) to redevelop.

¢ No trade waste capacity.
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Site Reference: | IR3a Irongate West (Industrial) = Status: Recommend to include

Site address: rongate West Site area: 52.5ha

Landowner(s):  Two titles with separate landowners (including Heretaunga Tamatea Pou
Tahua)

Sources: Nominated by Save the Plains and Tamatea Pokai Whenua; also identified
by FDS TAG and Consultant Group.

Metrics: 52 Ha

Overall MCA Score: 57/76; Ranking 2 of 13.
Score/Ranking
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Figure 34 - Location Plan

Infrastructure Triggers and /or Considerations to support urbanisation
e Thessite is serviced by the reficulated system and there is some capacity for rongate and
Irongate West. An upgrade to provide an area wide wastewater scheme may be
possible dependent on the scale and extent of growth in this general area. There is no
frade waste capacity.
o Careful design and treatment will be required for water quality given the site is subject to
TANK drinking water Source Protection Zone.
e The upgrade will be required for electricity infrastructure and will depend on the total
growth within the wider Irongate areas.
¢ New roading connections and/or upgrades may be required to the State Highway.
Depending on the scale and level of work required, this may be able to be funded by the
developer.
Identified Key Constraints
The majority of the site is classed under LUC 1 — LUC3 land. The LUCT land is limited to a
narrow band adjoining State Highway 2.
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Site Advantages

Good level of accessibility to existing
Irongate and Omahu Road employment
areas, and other urban areas relative fo
other industrial areas considered.

Largely flat and unfragmented
landholdings suitable for large-scale
development.

A large portion of the site is already used
for semi-industrial, non-productive uses.
Existing wastewater capacity is available,
and there is an existing programme in
place for the extension of the wastewater
reticulated network which this
development could feed into.

Good level of accessibility fo State
Highway 2 for freight movements.

The site is located away from the coastal
area, which is less sensitive to coastal-
related hazards relative to other industrial
areas identified through the process.
Reflects Tamatea Pokai Whenua's
aspirations for development in the
rongate West area.

[w] LUC

B Luct
B e
LUC3

Site Disadvantages

The entirety of the site is subject to LUC 1 -
LUC 3.

Not all landowners may be motivated (or
able) to redevelop.

Located adjacent to two preferred long-
term greenfield expansions (FM11 and
BP4). Confrols may be required in terms of
building bulk, traffic and noise fo reduce
reverse sensitivity effects.

No existing trade waste capacity located
in close proximity to the site.

Large investment may be required for
new connections and/or major upgrades
to SH2.

Some parts of the site are affected by
potential hazards in the vicinity of existing
streams and drainage canals.
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Site Reference: IR3b Irongate West (Industrial) = Status: Exclude from FDS

Site address: Irongate West Site area:  53ha

Landowner(s): = Approx. 8 different land titles under three ownerships.

Sources: Nominated by the Save the Plains; also identified by FDS TAG and Consultant
Group.

Metrics: 53Ha

Overall MCA Score: 52/76; Ranking 7 of 13.

Score/Ranking

Figure 35 - Location Plan

Infrastructure Triggers and /or Considerations to support urbanisation

Irongate West. An upgrade to provide an area wide wastewater scheme may be
frade waste capacity.
TANK drinking water Source Protection Zone.

e The upgrade will be required for electricity infrastructure and will depend on the total
growth within the wider Irongate areas.

e Thessite is serviced by the retficulated system and there is some capacity for rongafte and
possible dependent on the scale and extent of growth in this general area. There is no

e Careful design and treatment will be required for water quality given the site is subject to
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e New roading connections and/or upgrades may be required to the State Highway.
Depending on the scale and level of work required, this may be able to be funded by the
developer.

Identified Key Constraints
The majority of the site is classed under LUC 1 — LUC3 land. Further, soil experts have advised
the northern portion of the site has good-quality soil that remains suitable for productive uses.

Site Advantages

v <

Good level of accessibility to existing
Irongate employment areas, and
Flaxmere urban area relative to other
industrial areas.

Largely flat and unfragmented
landholdings suitable for large-scale
development.

Existing wastewater capacity is available,
and there is an existing programme in
place for the extension of the wastewater
reticulated network.

Good level of accessibility fo State
Highway 2.

The site is located away from the coastal
area, which is less sensitive to coastal-
related hazards relative to other industrial
areas.

Site Disadvantages

The maijority of the site is subject to LUC 1
— LUC 3 with further soil analysis indicating
the northern portion of the site has good-
quality of soil.

Not all landowners may be motivated (or
able) to redevelop.

Located adjacent to two preferred long-
term greenfield expansions (FM11 and
BP4). Controls may be required in terms of
building bulk, fraffic and noise to reduce
reverse sensitivity effects.

No existing trade waste capacity located
in close proximity fo the site.

Large investment may be required for
new connections and/or major upgrades
to SH2.
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Site Reference: = SP Severn Precinct (Industrial) Status: Recommended to include

Site address: 58 Mersey St and 58 Severn St Site area:  6ha
Landowner(s): One landowner.

Sources: Nominated by Mana Ahuriri Trust.

Metrics: 6Ha

Overall MCA Score: 58/76; Ranking 1 of 13.
Score/Ranking

==
ety gy
\

Figure 36 - Location Plan

Infrastructure Triggers and /or Considerations to support urbanisation

o Sufficient water and wastewater capacity to service the development. Relatively
straightforward ability to expand existing reticulated wastewater reticulated networks, in
particular, there are opportunities for resilience to the wider Pandora area that could be
improved.

e Existing stormwater quality issues around Pandora which currently drains directly to the
Ahuriri Estuary. On-site freatment and storage should be incorporated into development
plans. Noting the site is adjacent to the Embankment Road Wetland SNA which could be
utilised to help fulfil stormwater management requirements for the wider area (subject to
appropriate treatment).

¢ New roading connections and/or upgrades may be required to the local roading
network. Depending on the scale and level of work required, this may be able to be
funded by the developer.

e No known constraint or limitation on electricity infrastructure.

Identified Key Constraints
The maijority of the site is classed under LUC3 land although subject to limitations around
drainage and waterlogging. It is noted that it is not currently in productive uses.
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The majority of the site is assessed to be at risk in the 100-year, 500-year, 1000-year and 2500-
year ARl + 1.99m SLR tsunami scenarios. The HB Hazard Portal currently shows Tsunami Near
Source Inundation affects the entire site and Distant Source Inundation affects the site. The site
is also affected by identified flooding hazards and it was Impacted by by Cyclone Gabrielle.

+ : S i -

}_ ] .
h I |
/ -

1000yrARI+1.99mSL
less than 0.5m
051m . ¥ -
O 115m | T : —| i
W isa2m | I 15:2m
o | | e
¥ i

 THa W

1000yrARI+1TmSLR
0.5-1m

Th
potentially limits the height of future buildings fo 3m and therefore feasible development
(especially if the ground needs to be raised to address flood risk). The site is also in proximity of

Significant Natural Area (Embankment Road wetland) and specific design consideration may
be required.
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Site Advantages

e Good level of accessibility to existing
industrial development, port and airport.
Large local resident population in close
proximity.

e Largely flat and unfragmented
landholdings suitable for large-scale
development.

e Existing water and wastewater capacity
are available.

e Good level of accessibility o State
Highway 50 and local roading networks.

e Noissue with the electricity infrastructure.

¢ Noft located in close proximity to sensitive
land uses and it is unlikely to give rise to
any reverse sensitivity effects.

e Development provides opportunities fo
enhance an existing SNA / open wetland
and enhance water quality.

| Significant Matural Area

ol

| | Special Character Landscape

Site Disadvantages

The majority of the site is subject to LUC 3.
Relatively small in scale (6ha) however it is
noticed part of a wider area already
zoned for industrial uses that is currently
undeveloped.

Impacted by by Cyclone Gabrielle.
Affected by tsunami risks, Tsunami Near
Source Inundation and Distant Source
Inundation.

Subject to amedium risk for liquefication
for 500 years return in HB Hazards Portal. 1
level down from highest risk (4 risk levels)
for Amplification.

Affected by the proposed Te Whanganui-
a-Orotu Special Character Landscape
which potentially limits the height of future
buildings fo 3m and future development
feasibility (especially if the ground needs
to be raised to address flood risk).
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Summary

The Hastings District Council, Napier City Council and Hawke’s Bay Regional Council (“the Councils”)
commissioned Market Economics (M.E) to assist them with the Housing Capacity Assessment (HCA) as well
as a Business Capacity Assessment (BCA). These assessments were completed during 2021 and 2022.
Subsequently, the Councils worked to ensure compliance with the National Policy Statement on Urban
Development (NPS-UD) and are developing a Future Development Strategy (FDS). The aim of the FDS is to
“show spatially how local authorities intend to achieve:

e ‘well-functioning urban environments’, and
e how and where they will provide ‘sufficient development capacity’ to meet future growth
needs over the next 30 years.”

Hastings District Council (HDC)? have identified potential spatial scenarios for responding to growth and
these scenarios were assessed. Growth scenario modelling for Napier City Council was completed in 20212,
so no additional growth scenario modelling was carried out for this assessment. The assessment considers
the different scenarios relative to an updated baseline i.e., the planning provisions per the proposed district
plan (PDP) in Napier City, and Hastings District Council’s Plan Change 5 (PC5).

The assessment was completed using several stages, and delivered over an extended period, so the
baseline information might not reflect the most recent information. This includes (but is not limited to) the
PC5 provisions being proposed. The project aim was to assess how much housing capacity would be
enabled across the different options, and to compare the capacity against long term (30-year) demand
patterns. The focus is on the existing urban growth areas (intensification). Two levels of intensification are
assessed, and these are based on Council’s intensification ambitions — accommodating either 60% or 40%
of relevant growth via intensification. The balance of growth will be accommodated via greenfield
development. The implied growth patterns are compared against historic observations as well as patterns
seen in other cities around New Zealand.

HDC with the support of Barkers and Associates (B&A) identified 75 growth areas across the district. These
are mix of greenfield areas, intensification areas, satellite towns as well as rural areas. Using these areas
and combining these in different ways resulted in five scenarios.®> This assessment considered the
intensification options, and greenfields were excluded from the plan enabled and feasible capacity
assessment. Consequently, the scenarios without an intensification element were excluded from the
analysis.

The housing demand projections were updated using StatsNZ population projections — specifically the
December 2022 release. These projections reflect the impacts of Covid and more recent information about
birth, mortality, and migration rates. The new population projections also see a different age structure,
with some flow on implications for housing demand, and the type of dwellings that will be demanded.

An estimated 33,530 households* reside in Hastings District and this is expected to increase to 43,800
households under a medium-high scenario (by 2052), an increase of 10,270 households. The number of

1 With support from Barkers and Associates (B&A).

2 Development Capacity Assessment: Intensification Areas. February 2022. A report for Napier City Council by M.E Consulting.
3 A total of eleven options were derived by varying some parameters within the scenarios.

42022
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households residing in Napier currently® is estimated at 26,900, and expected to increase to 32,600° by
2052, i.e., an increase of 5,700 households under a medium-high scenario.

The impacts of Cyclone Gabrielle on population and household numbers and future demand are unknown
and not reflected in this analysis. Short-term effects could see an increase in demand due to workers
assisting with the rebuild moving to the area. But this could be tempered by shifting migration patterns.

Demand Outlook

The composition and structure of households are important drivers of housing demand. The socio-
demographic attributes (age, income, size) of households are considered when estimating demand for
housing by type (attached and detached) because it is associated with affordability considerations. At a
high level, the projections’ suggest that:

e In Hastings District, approximately 8,220 additional dwellings® will be needed over the coming
three decades.
e In Napier, approximately 5,700 additional dwellings will be needed over the same period.

These estimates reflect dwelling demand patterns and the existing dwelling preference patterns.
Households make trade-offs between factors such as price, size, and location, leading to demand
substitution across dwelling typologies. Therefore, actual dwelling demand patterns (by typology and
location) can be expected to change over time.

There are different housing markets, and sub-markets, such as retirement villages and social housing.
These markets have their own attributes and features, but they still form part of the total real estate
market. The retirement segment captures a portion of dwelling demand associated with senior citizens.
Similarly, the social housing providers also address a segment of housing need.

Two intensification target-levels are used to evaluate the degree to which the scenarios can support the
anticipated growth. In other words, the household growth and associated development patterns will be
distributed across Napier and Hastings, across urban and rural areas, and accommodated via the enabled
urban growth patterns. These patterns relate to two scenarios — urban expansion and urban intensification.
The former broadly aligns with historical patterns in which approximately 60% of long-term demand is
satisfied through greenfield development. Conversely, the urban intensification scenario presents a
situation where 60% of urban demand is satisfied through increased intensification within the existing
urban area, i.e., brownfield development.

Long term capacity

The development capacity enabled by the scenarios are estimated following the NPS-UD approach, with
plan enabled, commercially feasible and potential development capacity (PDC)° estimated for each
scenario. This assessment focuses on the urban, intensification capacity and takes a long-term view (30-
year). This long-term view captures price changes, demographic shifts, and affordability considerations.

52022

6 The figures are rounded and do not aggregate (sum) to the same totals.

7 Excluding any competitiveness margins, these are included elsewhere in the analysis.
8 Urban demand.

9 A version of realistically expected to be realised (RER) capacity.
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PEC is the theoretical maximum capacity within the urban area, as enabled through the planning provisions
(and assumptions where appropriate). Different development pathways reflecting how a developer might
view a development option, were considered. Redevelopment, infill, and vacant pathways are calculated.
Only the ‘net’ change in dwellings is reported. Importantly, redevelopment and infill capacity are mutually
exclusive, as are detached and attached typologies. Plan enabled capacity is the first building block but
drops away as more layers are added to the analysis e.g., the financial considerations and likely sales levels.
Plan enabled capacity is outlined in the report, but only feasible capacity and PDC are included in the
summary.

Commercially feasible capacity reflects the number of dwellings (development options) for which the
estimated sales price exceeds the cost to develop and a developer’s margin. Over time, a greater range of
development options densities, typologies, and locations are expected to become feasible. This is relevant
within the Napier-Hastings context where the proposed intensification provisions (PC5 and PDP) enable
greater intensification than previously enabled. The market for these types of dwellings is currently not yet
well established but will gradually become more established in response to affordability challenges and
development pressures.

Capacity is estimated using two approaches — one based on the maximum profit margin will be pursued
(i.e., where the developer gets the maximum return). The second based on a maximum yield (number of
dwellings) to drive activity. This alternative is seen as a proxy for smaller housing products coming to the
market, but it still reflects affordability and feasibility considerations. The results of the second approach
are presented in the appendices.

The following table summarises the capacity assessment for Hastings under the baseline (BAU; PC5) and
intensification scenario, and compares it with demand under an urban intensification and urban expansion
scenario.

Summary of results - Hastings District

BAU (Baseline) FDS Scenario 2 (Intensification)

Urban Expansion
(60% greenfield)

Urban Intensification  Urban Expansion  Urban Intensification
(40% greenfield) (60% greenfield) (40% greenfield)

Urban Demand (incl margin) 9,620 9,620 9,620 9,620

g Capacity (supply) 3,325 3,325 3,325 3,325
% Demand (incl margin) 3,840 5,780 3,840 5,780
% Shortage/Surplus| - 515 |- 2,455 |- 515 |- 2,455
Detached 18,570 18,570 19,550 19,550

(net additional) Attached 56,430 56,430 67,600 67,600

= | Plan Enabled Capacity Infill Detached 3,240 3240 3340 3340
3 Attached 6,680 6,680 7,650 7,650
E Detached 400 400 410 410
E Attached 570 570 760 760
é 15,370 15,370 20,840 20,840
; Feasible Capacity Max Profit Detached 9,490 9,490 10,280 10,280
é Attached 5,880 5,880 10,560 10,560
3 5,220 3,320 5,230 3,280
E Max Profit Detached 3,805 2,455 3,770 2,400
% Attached 1,415 865 1,460 830
Retirement Villages (10 years' average annual growth) 350 350 350 350

Non-market housing (5% profit margin) 270 270 270 270

Demand (incl margin) 2022-2052 |EXIST|NG URBAN AREA 5,780 3,840 5,780 3,840
Shortage/Surplus 60 100 70 60
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The main difference between BAU and Scenario 2 is the increased height limits in central areas of Havelock
North and Hastings. The intensification scenario lifts capacity as follows:

e Plan Enabled Capacity: Scenario 2 enables between 990 and 11,360 more dwellings
(redevelopment plus vacant capacity) relative to the baseline. The range reflects typology and
shows that the additional capacity is either 990 additional standalone dwellings or 11,360 attached
dwelling units, under Scenario 2 settings.

e Feasible Capacity: Under Scenario 2, between 900 and 8,520 additional dwellings (redevelopment
plus vacant capacity) are feasible over the long term. Like PEC, the range reflects typology.

Looking beyond typologies and locations, understanding the price points at which capacity is feasible is an
important consideration because of the link to affordability. Under Scenario 2, the weighted average price
point decreases due to the enabled intensification. More capacity becomes feasible but at lower price
points because smaller dwellings (more intensive development) can be delivered. Put differently, the
analysis shows that on average, the prices under Scenario 2 are between 0.5% and 4.5% lower than under
BAU. The analysis supports the notion that enabling greater densities can provide a way for the market to
deliver affordable dwellings by shifting the typologies. The results show that under both scenarios higher
density options are on average 24% to 33% more affordable than detached dwellings.

The Napier results are presented in the following table. The BAU scenario (baseline) reflects the PDP
planning provisions, and therefore, the capacity values are the same across two scenarios for the estimated
capacity. The results compare the estimated capacity with demand under an urban intensification and
urban expansion scenario —the demand estimates vary based on the assumptions for the scenarios.

Summary of results - Napier

BAU (Baseline)

Urban Intensification Urban Expansion
(40% greenfield) (60% greenfield)
Urban Demand (incl margin) 2022-2052 6,700 6,700
g Capacity (supply) 3,325 3,325
% Demand (incl margin)| 2,680 4,020
e
% Shortage/Surplus 645 - 695
Redevelopment (net Detached 9,470 9,470
additional) Attached 134,040 134,040
Detached
Plan Enabled Capacity Infill 1,505 1,505
Attached 9,900 9,900
2 Detached 450 450
&=
g Attached 2,230 2,230
5 Miax Proft (detached 45,045 45,045
< q . ax Profit (detache
ible Capacity
§ Feasible Capacity et Detached 3,325 3,325
<Z( Attached 41,720 41,720
& 3,220 1,915
a Max Profit (detached D
g preferred) 2,165 1,505
5 Attached 1,055 410
& Retirement Villages (10 years' average annual growth) 230 230
Non-market housing (5% profit margin) 620 620
Demand (incl margin) 2022-2052 EXISTING URBAN AREA 4,020 2,680
Shortage/Surplus| 50 85

Under the urban expansion scenario, 60% of demand is expected to be met through greenfield capacity.
Under this scenario, there would be insufficient greenfield capacity over the long term if no further
greenfield capacity is made available. In contrast, under the urban intensification scenario, 40% of demand
is expected to be met through greenfield capacity. In this scenario the greenfield capacity which have been
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identified, would be sufficient to accommodate growth over the next 30 years. Although plan enabled and
feasible capacity do not vary between the two demand scenarios, PDC differs because it informed by
demand. Under the urban expansion scenario, the demand to be accommodated through intensification
(brownfield development) is 2,680 dwellings. Under the urban intensification scenario, it is 4,020. After
accounting for different housing segments, the analysis suggests that there would be sufficient capacity to
meet demand within the urban boundaries.

The intensification scenarios make assumptions about the level of intensification that could be achieved.
Evaluating historic intensification patterns and estimating past levels of intensification are challenging, with
several limitations and caveats. We used attached dwellings as a proxy for intensification but acknowledge
that there are limitations with this approach. Drawing on consent data, we examined historic shares of
attached dwellings (as a % of total) and on a ‘per population” basis across tier 1 councils as well as other
tier 2 councils. Five different patterns (pathways) reflecting how local households might change their
dwelling preferences were modelled. The long-term outcomes (cumulative change) were compared
against the intensification targets to determine achievability. Applying the population projections to
estimate attached dwellings and the shift towards higher density dwellings to the Napier-Hastings situation
shows that benchmarks are towards the ambitious end of the spectrum. Under the aggressive pathways
the intensification targets are achieved, but the more moderate/realistic scenarios see the higher density
dwelling totals approach the targets, but still falling short. Affordability pressures and household
preferences could result in higher demand for more affordable dwelling options, and intensification is likely
to support the market to address housing needs.

ITEM 4 PAGE 234



Item4  Adoption of Draft Future Development Strategy for Notification
Napier Hastings FDS - Technical Report - Final Compiled (Attachment 4)

Contents

1 INTRODUGCTION ...ttt ettt e e e e et e e e et e s e eseeesese s e nm e rererenereenanenes 1
1.1 PROJECT AIM AND OBJECTIVES ....cuveuveuerteneeseeeneeseseenesteseesesseneesensesessensesessenessansesesseneesessenessensns 1
1.2 CAVEATS AND LIMITATIONS. ...ceuveuirenterineetesteneesesseeeresneeesreseesesseseenessesesreseesesaesessensesessensenesnenees 2
13 REPORT STRUCTURE ...ttt ittt b s s b saa s saa s saa e 3
2 APPROACH AND SETTINGS. ...ttt ettt et ettt e e ettt e e e e st e e e e e s eeeea e e as 4
2.1 RESIDENTIAL DEMAND ...c.ocuvvitenitireetsresteteste ettt se et s se e n e nn et sr e sn e enesne e sre e e 4
2.2 RESIDENTIAL CAPACITY (SUPPLY) .uvveieeireeeeeitreeeeiisreeesireeeeeisseeeessseeeessssesesssssseessssessssssesessseseens 6
2.3 UPDATED BASELINE ...ttt ittt sttt s saa s s ba s e ba e s sba e s saa e e saa e e sane e 8
2.4 GROWTH OPTIONS/SCENARIOS «....vveeveenreeureeseeeseeeseeseenseeseeseeeseesseesseesesseesseenseessessseeseesseenseens 10
3 UPDATED HOUSING DEMAND ......ooitmiierrererre e e sreeresnesenes e enesesenes 14
3.1 POPULATION AND HOUSEHOLDS. ... vcuveverveerneneenenreneeresnesesreneesessesessessesesseseesessesessenessessesessensenes 14
3.2 DEMAND OUTLOOK. c..uviiiuriiiiiiiiiie ittt sttt st sttt sb s as e s b s 16
33 OTHER DEMAND SEGMENTS ....viiiiiiiiiiiiiie ettt s sia e s n e s 18
3.4 DEMAND PATHWAYS ....otiiiiiiiiiiiiiiiie ittt bb e aba e s san s 21
3.5 CONCLUDING REMARKS ..evenvenrreieutnteneestnseseesestesesseessesae st sseseesessesessessesesseneesessessssensenesseneens 27
4 ESTIMATED CAPACITY ...ieeiet e eettte et ee e e e s ter et e s s s b eee e s e ss e e e e s e smbeneeeasesannreesenenan 29
4.1 PLAN ENABLED CAPACITY ..ottt ittt sttt as s as s ae s 29
4.2 LONG-TERM COMMERCIALLY FEASIBLE CAPACITY RESULTS.....ciiuiiiiiiiiieiiie e 35
4.3 POTENTIAL DEVELOPMENT CAPACITY .eciiutiiiirieiiie ittt 42
5 SUMMARY ...c.ctittetieitenteete et tet ettt e st ettt ae e et e e s bt e et saeesee st e saeeneesbbenbeaneesanensesanes 48
6 APPENDICES .......eitieiteteeteeteeie ettt ettt ettt se e ses et e seeeeesbeesee st e sbeentesubenbeeneesanensesunes 51

Figures

FIGURE 2-1: INTENSIFICATION GROWTH AREAS ....cvviutiriiriitintiite ettt ettt sttt 12

FIGURE 3-1: POPULATION (2001-2053) ..uvviiiiiiiee et ete ettt e e s etae e eeaae e 14

FIGURE 3-2: COMPARISON OF POPULATION PROJECTION CHANGE (2018-2048) - STATSNZ MEDIUM................. 15

FIGURE 3-3: NEW DWELLINGS (RURAL VS URBAN BUILDING CONSENTS) +..evvavverierrerrenieieseeaneaneaneaseaneaeeeenees 16

FIGURE 3-4: DWELLING CONSENTS — ATTACHED VS DETACHED (TIER 1) c.cviiiiiiiiiiiiiicicicnccee e 22
vi

ITEM 4 PAGE 235



Item4  Adoption of Draft Future Development Strategy for Notification
Napier Hastings FDS - Technical Report - Final Compiled (Attachment 4)

FIGURE 3-5. ATTACHED DWELLING CONSENTS PER 1,000 POPULATION — TIER 1 TERRITORIAL AUTHORITIES ......... 23
FIGURE 3-6: DWELLING CONSENTS = TIER 2 TERRITORIAL AUTHORITIES ©.vvvvvvreeeesssiniiriireeeeeseesnnnnnnereeeessssnnnnnnes 23
FIGURE 3-7: ATTACHED DWELLING CONSENTS PER 1,000 PEOPLE - TIER 2 TERRITORIAL AUTHORITIES ................. 24
FIGURE 3-8: NAPIER-HASTINGS HISTORIC CONSENTS.....uvvveeeiutreeeeeereeeeeteeeeeeaaeeeeeareeeeenneeeesenseeesesreeeeeaneeeaas 25
FIGURE 3-9: POTENTIAL GROWTH PROFILES FOR ATTACHED DWELLINGS IN NAPIER-HASTINGS ....vvvveiiiiieeiiieennns 27
FIGURE 4-1: RELEVANT ZONES — HASTINGS (PC5) c.vviiiiiiiiiieceie e 30
FIGURE 4-2: RELEVANT ZONES/LOCATIONS = NAPIER ...t ee et et 34

Tables

TABLE 2-1: PLANNING PROVISIONS IN AFFECTED RESIDENTIAL ZONES (HASTINGS) ...vvvvieiiiiieecieee e 8
TABLE 2-2: PLANNING PROVISIONS (NAPIER) ©...vvieiutieiitte ettt e ettt e ettee et et e ettt et e et eeeaae e eave e eaveeeaveeeareans 9
TABLE 2-3: GROWTH OPTIONS = HASTINGS DISTRICT ...eeeieiiiiiiiteeeeee ettt e e e e e ettt e e e e e eeiaasaa e e e e e e e einannes 11
TABLE 2-4: INTENSIFICATION MODEL SETTINGS (PEC)....viiiiiiiiiiieeiiieciee ettt 12
TABLE 3-1: URBAN DEMAND FOR DWELLINGS (INCLUDING COMPETITIVENESS MARGIN) ....vvvevvieeiiieevicevie e 17
TABLE 3-2: URBAN DEMAND SCENARIOS ....eetttittittteeeeeeeeiiitttteeeeaeesitsseeeeeeessssnttsseaeeeaesssssssssseeeeeesssnnnnnes 21
TABLE 3-3: ATTACHED PATHWAY DESCRIPTIONS ...vvvtteeeeeeiiiittereeeeeeesitasseeeeeessssssassseeeeeeesssnassseaeseeessssnnnnes 26
TABLE 4-1: PLAN ENABLED CAPACITY IN HASTINGS DISTRICT BY PLANNING ZONE = BAU ....oovviiiiieiiiieeiiieee 29
TABLE 4-2: PLAN ENABLED GROWTH IN IDENTIFIED GROWTH AREAS = HASTINGS ...vvvvviiiieeeeeiiiiiiiieeee e e s 32
TABLE 4-3: PLAN ENABLED CAPACITY IN HASTINGS DISTRICT — BAU VS INTENSIFICATION (SCENARIO 2).............. 33
TABLE 4-4: PLAN ENABLED CAPACITY IN NAPIER CITY BY PLANNING ZONE (BAU) ...veioviiiiieciieeeeecceeee 34
TABLE 4-5: FEASIBLE CAPACITY IN HASTINGS DISTRICT BY PLANNING ZONE —BAU.....oooiiiiiiiiiiiieciieeeeee 36
TABLE 4-6: FEASIBLE CAPACITY BY TYPOLOGY AND VALUE BAND IN HASTINGS - BAU ..evvvivieeiiiiiiiieeee s 36
TABLE 4-7: FEASIBLE CAPACITY IN HASTINGS DISTRICT — BAU VS INTENSIFICATION ©.vvvvvvieeeeeeeeiiiiieeeeee e e 38
TABLE 4-8: FEASIBLE CAPACITY BY TYPOLOGY AND VALUE BAND IN HASTINGS — SCENARIO 2 ..vvvvvviiieeeeeeeiiins 38
TABLE 4-9: FEASIBLE CAPACITY IN NAPIER CITY BY PLANNING ZONE (BAU) ..oiovviiiiiiieiieciee e 39
TABLE 4-10: FEASIBLE CAPACITY IN NAPIER CITY BY TYPOLOGY AND VALUE BAND (BAU)...vvviiiiiiiiiiiiiicciieen 40
TABLE 4-11: FEASIBLE CAPACITY IN NAPIER BY TYPOLOGY AND VALUE BAND BAU (DETACHED PREFERRED) ........ 40
TABLE 4-12: LONG-TERM POTENTIAL DEVELOPMENT CAPACITY — BASELINE SCENARIO (BAU) — HASTINGS........... 43

TABLE 4-13: LONG-TERM POTENTIAL DEVELOPMENT CAPACITY — INTENSIFICATION (SCENARIO 2) - HASTINGS...... 44

TABLE 4-14: LONG-TERM POTENTIAL DEVELOPMENT CAPACITY (BAU) = NAPIER.....vvveeieiieeeccieeeeeieeeeeiiaee 46
TABLE 5-1: SUMMARY OF CAPACITY ASSESSMENT - HASTINGS DISTRICT ...ccoiiiiiiiiiiiiiiiiiieeeeeeeea 48
Vii

ITEM 4 PAGE 236



Item4  Adoption of Draft Future Development Strategy for Notification
Napier Hastings FDS - Technical Report - Final Compiled (Attachment 4)

TABLE 5-2: WEIGHTED AVERAGE PRICE POINTS (S) — HASTINGS DISTRICT ....coovovietveveeiseeeeeeeeeeeeeeneiees e

TABLE 5-3: SUMMARY OF CAPACITY ASSESSMENT = NAPIER CITY ...oeiiiiiieieiecc e 50

Appendices

APPENDIX 1: IDENTIFIED GROWTH AREAS ...oiiiiiiiiiiiieeteeett ettt e e e e e e e e e e e e e e e e e e e e e e e e e e e e e e e eeeeeeeaeaes 52
APPENDIX 2: LONG-TERM DEMAND OUTLOOK ....cevviiiirieiieieieiteee e e e e e e e e e e e e e e e e e e e e e e eeeeeee e e e e e eeeeeeaees 53

APPENDIX 3: PLAN ENABLED CAPACITY IN HASTINGS DISTRICT BY SA2 — BUSINESS AS USUAL (PC5 SETTINGS)...... 55

APPENDIX 4: PLAN ENABLED CAPACITY IN NAPIER CITY BY SA2 — BUSINESS AS USUAL (PDP SETTINGS) .............. 56
APPENDIX 5: FEASIBLE CAPACITY UNDER MAXIMUM PROFIT APPROACH - HASTINGS (BAU).....cooviiiiiiiieeicn, 57
APPENDIX 6: FEASIBLE CAPACITY UNDER MAXIMUM YIELD APPROACH — HASTINGS (BAU) ....vvovviiviiiiciieiie 58
APPENDIX 7: FEASIBLE CAPACITY UNDER MAXIMUM PROFIT APPROACH — NAPIER (BAU) ..o 59
APPENDIX 8: FEASIBLE CAPACITY UNDER MAXIMUM YIELD APPROACH — NAPIER (BAU) ..oooviiiiiiiiieciieci, 60

APPENDIX 9: FEASIBLE CAPACITY UNDER PROFIT MAXIMISATION DETACHED PREFERRED APPROACH — NAPIER (BAU)

....................................................................................................................................................... 61
APPENDIX 10: EXISTING ESTATE = HASTINGS ..vvvveeeee ittt eaaaaaee s 62
APPENDIX 11: EXISTING ESTATE = NAPIER ....ciitiiiiiiiiiiittitttt ettt e e e e e e e e e e e e e e e e e e e e e e e e e e e e e eeeeeees 63

viii

ITEM 4 PAGE 237



Item 4

Napier Hastings FDS - Technical Report - Final Compiled (Attachment 4)

Adoption of Draft Future Development Strategy for Notification

1 Introduction

In 2021, Hastings District Council, Napier City Council and Hawke’s Bay Regional Council (“the Councils”)
commissioned Market Economics (M.E) to assist them with the Housing Capacity Assessment (HCA) as well as
a Business Capacity Assessment (BCA), as required under the National Policy Statement on Urban
Development (NPS-UD). These assessments were completed during 2021 and 2022.

As the next step of the Councils’ efforts to comply with the NPS-UD, they are developing a Future Development
Strategy (FDS). The aim of the FDS is to “show spatially how local authorities intend to achieve ‘well-functioning
urban environments’, and how and where they will provide ‘sufficient development capacity’ to meet future
growth needs over the next 30 years.” The Councils’® have identified several potential spatial scenarios for
responding to growth. These scenarios reflect a mix of potential development approaches within the existing
urban areas (intensification) as well as through greenfield options. The yields associated with the greenfield
options are beyond the scope of this assessment but the shares of growth that will need to be accommodated
via greenfield options are highlighted.

In addition to assessing the potential spatial scenarios, the baseline also needs to be updated. Since the HCA
was completed, Napier City Council (NCC) initiated a district plan review and Hastings District Council (HDC)
initiated an intensification plan change (Plan Change 5). This requires a revisit of the baseline scenario
(‘Business as Usual’, BAU) to incorporate the proposed settings. The planning provisions as proposed by the
NCC proposed district plan (PDP) and HCC Plan Change 5 (PC5) are used to inform the ‘new baseline’ in this
report.

Growth scenario modelling for Napier City Council was completed in 2021*, so no additional growth scenario
modelling was carried out for this assessment.

Importantly, the assessment reflected in this report was completed over an extended period, so the baseline
information might not reflect the latest information. This includes (but is not limited to) the PC5 provisions
being proposed.

1.1 Project Aim and Objectives

The aim of this work is to assess the housing capacity that would be enabled by the different growth options
and to compare these against the long-term growth outlook (demand). Crucially, this assessment does not
replace or replicate the full housing assessment associated with a HCA, but it follows the same methodology
and focuses on the long term, i.e., the 30-year period. The focus is on the existing urban growth areas
(intensification). The relative change in the enabled capacity is a function of the change in the planning
provisions and what it is compared against — the assessment considers the change in the long-term
development capacity, relative to baseline scenario. The business-as-usual (BAU) scenario normally reflects
the do-nothing situation. In the HCA, the operative district plan forms this baseline. However, in this
assessment, a modified BAU is used, and is as follows:

e Hastings the zoning proposed under the proposed Plan Change 5 forms the baseline.
e Napier based on zoning in the Proposed District Plan.

The plan enabled capacity is translated into feasible capacity and ‘potential development capacity’ and then
compared against the updated demand estimates. Using this approach, M.E can identify the degree to which

10 With support from Barkers and Associates (B&A).
11 Development Capacity Assessment: Intensification Areas. February 2022. A report for Napier City Council by M.E Consulting.
12 The planning settings reflected the notified version of PC5.
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the different spatial scenarios are likely to address housing capacity issues identified as part of earlier

processes. The following project objectives guided the assessment:

To update the demand component of the assessment using new information and population
projections as prepared by StatsNZ. The updated projections include information about different
market segments, dwelling typologies, and demographic shifts.
To update and refine the Capacity and Feasibility Model developed for the HCA so that it can be used
for this current assessment.
To apply the Capacity and Feasibility Model for the intensification areas, to estimate the:

o Plan Enabled Capacity (PEC),

o Feasible Capacity (FC), and

o Potential Development Capacity®3.
To provide high-level commentary on Councils’ ambitions to accommodate 60% of demand (growth)
within the existing urban area by 2050.

1.2 Caveats and Limitations

The model and associated approach is detailed in existing reports (e.g., Housing Capacity Assessment) and not

discussed in detail in this report. Additional information can be provided if needed, and the following caveats
and limitations are highlighted for this report:

This work was undertaken over an extended period and reflects information that was current at the
point of completing the analysis, and when the different parts were documented. We did not revisit
all the input data as part of finalising the report. For example, PC5 hearings have recently been
conducted, and we are aware that Council have proposed changes to the spatial extent of the medium
density residential zone. The further refinements were not re-modelling in this analysis.

The capacity and feasibility modelling are limited to brownfield development, i.e., intensification in
the existing urban areas.

A set of assumptions inform the distribution of demand across development opportunities.
Importantly, demand is mobile, and households make trade-offs between housing options, locations,
and budget considerations. This means that there is uncertainty about the spatial distribution of
potential development capacity (PDC).

Potential development capacity is the share of feasible capacity which would need to be realised for
demand to be matched. Itis not the intent, nor is it realistically possible, to identify individual parcels
that will be developed because this would need to model the development intention and ability of all
economic agents (households, landowners, and developers). Consequently, the spatial patterns
reflect broad quantum based on the estimated feasible capacity and urban demand levels to provide
an indication of the anticipated scale.

The modelling is carried out at a parcel level, but do not consider every possible development pathway
and dwelling typology/size. Instead, capacity for attached and detached dwellings under different
pathways (redevelopment, infill, vacant) are presented. This means, unless otherwise stated, results
are not cumulative across typology.

13 Uptake
1 Horizon
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e Residential developments in commercial zones are subject to the non-residential activity (retail and/or
commercial) being pursued. This report did not assess feasibility of the non-residential activity so
there is a degree of uncertainty around the residential capacity that could be realised in commercial
zones.

e Infrastructure availability is not considered as a constraint even though it is an issue that needs to be
considered as part of the wider assessment of capacity.

e While it is acknowledged that greenfield developments can accommodate attached dwellings, we
used attached dwellings as a proxy for intensification, but this limitation is acknowledged.

1.3 Report Structure

This report was originally commissioned as a scenario assessment of residential capacity, to inform the FDS
process. However, as the project unfolded, several related questions were posed to M.E and addressed these
during the process. The main points are included in the report. The assessment is structured as follows:

e Section 2 outlines the approach and settings used in the assessment.

e Section 3 describes the updated household demand estimates.

e Section 4 presents the results of the capacity assessments for Napier and Hastings, respectively. The
plan enabled, feasible capacity and potential development capacity are presented, and the main
points are highlighted/

e Section 5 concludes the report with high-level observations and concluding remarks.

Supporting data and technical information are presented in the appendices.
Page | 3
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2 Approach and settings

This section provides a brief explanation of the modelling approach and key settings used in this assessment.
The approach is not discussed in detail, but a more comprehensive overview of the methodology can be found
in HCA report®®. The refinements and variations added to the modelling structure and the settings used —
relative to the HCA — are highlighted. The first part of this section sets out the approach and reason for
updating housing demand projections, followed by information about the capacity assessment. The section
closes out with an overview of the new the baseline and proposed growth options.

2.1 Residential Demand

As part of developing the Future Development Strategy (FDS), councils must consider housing demand as well
as development capacity. Consideration must be given to typology and location. For the HCA, the Councils
had opted for a medium-high population projection set. This represented a growth future based on the
average between StatsNZ’s medium and high population projections. StatsNZ have recently?® updated the
country’s population projections, so consequently, the Councils had to update the demand projections for the
FDS. Using a medium-high scenario was again regarded as appropriate.

Demand is presented in terms of resident households, allowing for one dwelling per household, with future
demand for housing based on the projected household growth in over the next three decades. The population
projections published by Statistics NZ (2022), inform the household projections. At the time of this
assessment, StatsNZ had not yet updated the household projections so M.E translated the population
projections into household estimates. The translation draws on the rate of change in each cohort and revealed
housing-preferences (age by housing type), to estimate the household counts. M.E’s Housing Demand Model
(2021) which was used for the HCA, is utilised to estimate demand for dwellings, providing detail on the size
and structure of current and projected housing demand in Napier and Hastings.

The demand assessment estimates the likely future demand and segment the results in terms of:

e types of dwelling typologies (detached and attached) by
e household types (composition and income levels), and
e across the urban environment.

Urban demand is illustrated by including the relevant competitiveness margin.}” These demand scenarios are
then compared against potential development capacity (PDC) associated with the different capacity scenarios
to reflect the sufficiency situation.

Demand Scenarios

As part of this assessment, two potential future growth (demand) patterns within Hastings and Napier are
tested. Each pattern allocates a different share of demand to brownfield and greenfield areas. The total
allocated demand remains the same across both scenarios. The tested patterns are:

e Anurban expansion pattern which is largely consistent with historical development patterns, assumes
that over the long-term (2022-2052):

15 Housing Development Capacity Assessment 2021. A report for Napier City Council, Hastings District Council and Hawke's Bay Regional
Council. M.E Consulting.

16 December 2022.

17 As set out in section 3.22 of the NPSUD.
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o 40% of demand is met within brownfield areas through intensification, and
o 60% is met within the identified greenfield areas.
o Historically, around 62% of growth occurred in greenfield areas.
e An urban intensification pattern, where a higher share of demand is allocated to the existing urban
(brownfield) areas. This assumes that:
o 60% of the total long-term demand (2022-2052) is met through intensification and
o 40% within the greenfield areas.
A transition towards more intensive use of existing urban land, with less reliance on greenfield developments
is normally associated with a change in dwelling typologies that are developed, specifically from detached
dwellings to attached dwellings. Intensification in existing urban areas can occur through infill development,
i.e., where a detached dwelling is developed on a back section of a property. However, identifying patterns
over time is more difficult because urban boundaries shift outward. The relative distribution of attached vs
detached development is used as a general proxy for intensification. The report examines how realistic this
degree of shift is, by analysing historic building consent patterns both locally (Hastings and Napier), and in
more mature housing markets, i.e., where the shifts to attached dwellings are well progressed?®,
Building consent data was sourced from Stats NZ, covering all territorial authorities and consents between
1990 and 2023, focussing on the post 2000 period. The classification is as follows:
e Detached:
o Houses
e Attached:
o Apartments
o Townhouses, flats, units, and other dwellings
e Excludes: Retirement Units (can be attached or detached)
Expressing attached consents relative to population size serves as a metric for understanding the per capita
demand for attached dwellings within a given area. This is used to frame growth patterns. The ratio changes
over time so encapsulates:
o Shifts in demand preferences.
o Changes in dwellings delivered (supply patterns, affordability/construction costs).
First, the ‘attached dwelling per capita’ ratio is applied to Napier-Hastings population projections, to provide
an indication of the growth pattern which could be expected if historic trends (including observed shifts)
continue.
Applying the ‘attached dwelling per capita’ ratio derived from selected Tier 1 urban environments (where the
shift to attached dwellings are well established), then provides an indication of what shifts are required for
Napier-Hastings to reach the levels of intensification aimed for by the urban intensification demand scenario.
Lastly, consents across all Tier 2 urban environments are combined to provide a benchmark against which
Napier-Hastings is compared. The results of the consent analysis are included in section 3.2.
18 Tier 1 urban environments.
Page | 5
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2.2 Residential Capacity (Supply)

The second part of the assessment process reflects the supply side i.e., the capacity estimates. The HCA models
developed for Hastings and Napier were updated to estimate the residential development capacity under an
updated baseline and different growth scenarios. The capacity is estimated across three core stages:

e Plan enabled capacity (PEC) — this is the theoretical maximum dwelling capacity that is enabled based
on the planning provisions (zoning, subdivision rules, activity status, etc.) within the relevant district
plan.

e Commercially feasible capacity (FC) — the PEC, which is deemed commercially viable, i.e., the price
point at which the estimated sales price is greater than the cost to deliver the dwelling plus a suitable
profit margin.

e Potential Development Capacity (PDC) —this refers to a sub-set of FC that would need to be developed
to satisfy demand.

Development capacity is estimated over the long term (30 years). The short- and medium-term capacity was
not included as part of this assessment. The general approach for each of the abovementioned categories is
summarized below.

Plan Enabled Capacity

The capacity assessment uses the relevant planning provisions (e.g., lot sizes, height limits, offsets, setbacks
and so forth), to estimate the potential to add an additional dwelling (or dwellings). This estimate is completed
at a parcel level. Only the net change (count of dwellings) is included.

A combination of GIS and FME modelling is used to identify the additional dwellings that could be
accommodated on each parcel. Infrastructure availability is not considered as a constraint (even though it is
an issue that needs to be considered by councils as part of the wider assessment).

Capacity is estimated for several different pathways; redevelopment, infill development or developing vacant
land. Importantly, redevelopment and infill capacity are mutually exclusive, not additive. It is not possible to
estimate what share of capacity will be taken up through redevelopment, infill, or vacant development but
some assumptions are used to illustrate the implications of different pathways (based on the developer’s
margins in a subsequent step).

Typology is differentiated into detached and attached dwellings. Again, the two types are mutually exclusive.
That is, if a standalone dwelling is developed, then other development options such as duplex/terrace
house/apartment can no longer be taken up. The PEC capacity is based on Council-provided information
relating to planning settings and assumptions regarding typologies and dwelling densities.

Importantly, these typologies (and the assumptions) show one possible development pathway. But a mixture
of pathways could be followed.

Commercially Feasible Capacity

Commercially feasible capacity (FC) is a portion of PEC that will be feasible to develop. The FC was estimated
using a financial model with the same broad parameters as applied in the HCA. Some input parameters were
updated to reflect new information and price changes. FCis based on the relationship between potential sales
prices and total development costs. If the sales price is greater than total development cost including a 20%
developer’s margin, then it is assumed that a developer could be motivated to pursue the development
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(subject to demand conditions and affordability constraints). However, affordability is captured in the next
step. Therefore, the feasible capacity as estimated here reflects the supply side.

All the different development options, dwelling types and size combinations were explored — this is consistent
with the HCA approach. Then two approaches are used to illustrate the potential spread of outcomes. In the
first approach, it is assumed the development option (pathway and typology) with the greatest profit margin
is pursued. For the second approach, the maximum yield is considered (highest capacity). The first approach
is the preferred option and the second is included because it reflects a potential response to affordability
considerations.

The results from the maximum profit approach are included in the body of the report and results from the
maximum yield approach are presented in appendices.

Potential Development Capacity (RER-equivalent)

The final step of the capacity assessment seeks to shed some light on the potential capacity that could be

taken up (developed). For the purposes of this project, we have opted for a RER-equivalent®®

, i.e., potential
development capacity (PDC). The potential development capacity is similar to reasonably expected to be
realised (RER) capacity, but household demand patterns are considered for PDC. This slightly different
approach means that the results in this assessment might differ from the previous estimates provided in earlier
related work. This is due to several methodological variations, including refined assumptions, methodological

advances, new information, expectations about the future, and the likelihood of capacity being developed.
The uptake of residential capacity (by developers) is influenced by factors such as:

e Location attributes (accessibility, community facilities, and local land values),
e Affordability as influenced by:
o Household incomes,
o Interest rates,
o Inflation rates and construction costs.
e Macro-economic conditions (economic growth levels, business/consumer confidence levels, and
growth cycles).
e Households’ dwelling preferences (e.g., detached-vs-attached).

The spatial distribution of feasible capacity (i.e., the percentage of total feasible capacity across the city, and
across values bands) informs the contemplated development patterns. The anticipated demand patterns are
influenced by affordability levels, with affordability linked to the property value bands. The required uptake
rates (what share of feasible capacity than must be developed to satisfy demand) is estimate on a city-wide
level. The necessary competitiveness margins are also considered. These shares are estimated based on a
consideration of the following factors:

e the spatial distribution of dwelling options (typologies) by price band,
e household demand across
o value bands i.e., to reflect affordability,
o different typologies (detached vs attached) to show preference for different typologies,
o households’ location preferences (at a broad urban location level),
e total feasible capacity by value band,
e the value distribution of the existing estate, and
e the potential movements of households between properties by value bands and locations (to show
the trade-offs).

19 Used in the HCA.
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A core assumption is that locations can be substituted. For example, the urban scale of Napier (and Hastings)
suggests that most of the city’s urban area is accessible (via a short drive) from most locations within the urban
area. As such, households can choose to trade off one location for another if another location has more
affordable dwellings (of a specific typology). Households can also trade-off between typologies (detached vs
attached) to some extent.

2.3 Updated baseline

This section presents an overview of the main changes affecting capacity which have been proposed since the
completion of the HCA. These changes form a new baseline against which the different scenarios are assessed.
While the new baseline is also referred to as Business as Usual (BAU) throughout the report, it differs from the
baseline/BAU reported in the HCA.

Hastings

At the time of writing, Plan Change 5 was underway in Hastings, with the aim to increase capacity within the
existing urban areas, i.e., enable residential intensification. It is acknowledged that Council has since
considered changes to the proposed planning provisions which differ from those originally assessed. The
assessment reflects the proposed changes outlined in the notified version of PC5, and include:

e establishing a Medium Density Residential Zone in Hastings and Havelock North.

e enabling smaller lot sizes in the General Residential Zones in specific locations around:
o Hastings,
o Havelock North, and
o Flaxmere.

The specific locations where the smaller lots are enabled are in sites located close to public parks, commercial
centres and public transport routes and are based on Council’s work to define ‘walkable catchments’. It is
important to note that the effect of these changes is that some of the GRZ (within the walkable catchment) is
treated like MDRZ. Table 2-1 summarises the provisions which are used to estimate PEC. It only presents
zones affected by the proposed plan change. Other planning zones which enable residential development
were included in the modelling, but not shown here.

Table 2-1: Planning Provisions in affected residential zones (Hastings)

Operative District Plan PC5 proposed provisions

Planning Zone Min Lot Site Max Out. Min Lot Site Max Out.
Size Cover  Height Living Size* Cover Height Living

Hastings General Res outside | 350m? 45% 8m 50m? 350m? 45% 8m 50m?

walkable catchment

Hastings General Res within 350m? 45% 8m 50m? 200m? 50% 11m 30m?

walkable catchment

Hastings City Living 250m? 45% 8m 50m? Absorbed by MDRZ

Hastings Character Res. Various overlays Various overlays + MDRZ

Havelock Nth Gen Res 350m? 45% 8m 50m? 350m? 45% 8m 50m?

outside walkable catchment

Havelock Nth Gen Res within | 350m? 45% 8m 50m? 200m? 50% 11m 30m?

walkable catchment

Flaxmere Residential outside 500m? 45% 8m 50m? 500m? 45% 8m 50m?

walkable catchment

Flaxmere Residential within 500m? 45% 8m 50m? 200m? 50% 11m 30m?

walkable catchment

Medium Density Residential Not 200m? 50% 11m 30m?

*PC5 proposed to have no minimum lot size.
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Napier
Napier’s District Plan review is underway at present, and the main changes being proposed for residential
development include:
e simplification of zoning by amalgamating and renaming some zones,
e spatially redefining selected zones,
e introducing Medium Density and High Density Residential zones, and
e enabling higher density residential development through smaller minimum lot sizes?® and increased
heights around centres.
Table 2-2 presents the planning provisions in zones where residential development is enabled, under the
Operative and Proposed District Plan.
Table 2-2: Planning Provisions (Napier)
Planning Zone Min Lot Size Site Cover Max Height
Main Residential 350m? 50% 8m
Napier Hill Character 500m? 50% 8m
Northern Residential 250m? 50% 8m
Hardinge Road 150m? 75% 7.5m
Marewa Ard Deco Character 500m? 40% 5m
Marewa State Housing Character 500m? 40% 5m
Te Awa Bungalow Character 500m? 40% 5m
Marine Parade Character 150m? 75% 12m
Mission Special Character Resid. Precinct 250m? 50% 10m
Inner City n/a n/a 10m
Art Deco Quarter n/a n/a 10m
Mixed use zone 250m? 50% 12m
Fringe Commercial n/a n/a 10m
Suburban Commercial n/a n/a 10m
Foreshore Commercial n/a 80% 7.5m
West Quay Waterfront n/a n/a 10m
General Residential 350m? 50% 8m
Large Lot Residential? 3,000m? 25%2? 7.5m
Medium Density Residential 350m? 50% 12m
High Density Residential 350m? 50% 19.5m
Mission Residential Precinct 250m? 50% 10m
Napier Hill Precinct 500m? 40% 8m
City Centre n/a 100% 32m
Town Centre n/a 100% 24m
Local Centre n/a 100% 16m
Neighbourhood Centre n/a 100% 12m
Mixed Use Zone n/a 70% 24m
West Quay Waterfront Precinct n/a 70% 24m
Foreshore Commercial Precinct n/a 80% 7.5m
Napier City Heritage Precinct n/a 100% 10m
20 Or no minimum lot size in some areas. Where this is the case, assumptions were made about minimum lot sizes for the modeling.
21 This is the minimum average lot size, minimum lot size is 1,000m?2.
22 Or 500m?, whichever is lesser.
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2.4 Growth Options/Scenarios
Hastings District Council with support of Barkers and Associates (B&A), have identified several growth areas in
and around Hastings, where future growth (demand) could be accommodated. In total, 75 growth areas
(polygons) have been identified across the district and are categorised as follows (the numbers show the count
of growth area per category):
e Greenfield 29
e Intensification 13
e Satellite Towns 16
e Business Industrial 7
e Rural Lifestyle 10
Five scenarios were defined, and some have variations within them mean that a total of eleven combinations
were considered. Table 2-3 shows the combination of polygons included under each of the scenarios for
Hastings District. Figure 2-1 maps the location of the relevant intensification growth areas located in Hastings,
Havelock North and Flaxmere. This is followed by a list of planning zones?®* which are covered by the
intensification polygons, and the model settings used to estimate PEC (Table 2-4). Appendix 1 contains a map
showing the different areas associated with the scenarios in and around Hastings.
The following scenarios were considered by HDC:
1. Scenario 1:
o Scenario 1%*: No HPL land
o Scenario 1a: No LUC 1&2 land
2. Scenario 2:
o Scenario 2: Intensification Only
3. Scenario 3: Satellite Towns
o Scenario 3a: Pakipaki
o Scenario 3b: Maraekakahoe
o Scenario 3c: Bridge Pa
o Scenario 3d: Bayview
4. Scenario 4:
o Scenario 4: Expansive Greenfield
o Scenario 4a: Expansive Greenfield — exclude vulnerable areas.
5. Scenario 5:
o Scenario 5: Business and Industrial.
Using supplied information about the contemplated densities, planning provisions and assumptions about
dwelling typologies, the PEC for relevant scenarios is estimated. The PEC is then assessed in terms of the
feasible capacity that could be enabled through intensification and compared against the baselines. The model
settings used to estimate PEC for the intensification areas are presented in Table 2-4. Feasible capacity is only
estimated for polygons within the urban boundary (i.e., intensification areas).
After a review of the scenario, it was noted that only scenarios with an intensification element would be
modelled as part of this assessment. This is because greenfield capacity is not assessed in terms of
feasibility.
23 These zones align with the new baseline, i.e. PC5 and Proposed District Plan.
24 Scenario 1 is excluded based on other criteria, so was not modelled at all.
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Figure 2-1: Intensification Growth Areas
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Table 2-4: Intensification Model settings (PEC)

Detached Attached (horizontal) Attached (vertical)

. Max . Max Average " Storeys
Site i EamIpel S Height apartment on:r residenti
al

Urban A i i Height
rban Area dwelling  Cover oo dwelling  Cover f
(storeys) size (gross)

(storeys)

Flaxmere
Flaxmere Flaxmere General Residential
Flaxmere
Hastings Hastings General Residential

Commercial Service

Suburban Commercial

Hastings General Residential

Medium Density Residential

Hastings Character Residential

Hastings General Residential

Suburban Commercial
Commercial Service

Residential Commercial
Havelock North
Havelock North Havelock North General Residential
Havelock North Havelock North Character Residential | | |
Havelock North Havelock North Village Centre Retail ___—____

Havelock North |

Havelock North Havelock North Village Centre Mixed ___—_—__
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The plan enabled capacity covers the different growth areas (polygons) within the urban boundary and are in
zones that enable residential development?, The specific parameters and settings to apply in the settings
provided by B&A, are applied. Results are presented in section 4.

The next section presents the updated housing demand projections that were used as part of the FDS-
analysis process.

25 For example, Rural Residential, Plains Settlement, Tuki Tuki Special Character Area, etc.
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3 Updated Housing Demand

The population and household projections are dynamic, constantly changing in response to global trends and
local policy settings. This section presents the updated population and household estimates as well as the
associated demand estimates. This is followed by a short discussion about the approach to other demand
segments, such as the retirement sector and latent demand. An important part of the demand projections is
the spatial distribution of growth, specifically, the urban-rural splits. An overview of the historical
development patterns across urban and rural Hastings and Napier is presented. The HCA assumed the overall
increase in demand will be accommodated within urban areas but for the FDS, a more nuanced approach is
used.

3.1 Population and households

StatsNZ published updated population projections in December 2022. These projections reflect the impacts
of Covid and more recent information about birth, mortality, and migration rates. While these population
projections are marginally lower for New Zealand as a whole, the Hastings district and Napier projections have
shifted upwards relative to the March 2021 projections. Figure 3-1 compares the 2021 and 2022 projections
(dotted lines vs solid lines for Napier and Hastings.

Figure 3-1: Population (2001-2053)

Hastings District o Napier City

140,000

21) - High- HBA +e=+ e

The shift in total population as estimated by StatsNZ between the estimation sets, show only a marginal
upward shift. The recent population projections do however show a shift in the population structures, with
higher growth in the younger age cohorts. Figure 3-2 shows the long term (to 2048) changes on an age cohort
level. For example, under a medium growth scenario:

e Hastings is expected to have 2,820 more people in the sub-60 cohort than previously projected, and
1,050 fewer people in the above 70-cohort.

e Napieris projected to see an increase of 1,920 in the sub-60 cohort above the 2021 estimates. At the
over 70-year cohort, the recent set project 780 fewer people.

The change in population structure suggests a change in housing demand. StatsNZ have not yet published the
updated household projections. Therefore, M.E have developed a bespoke model, drawing on the rate of
change in each cohort and revealed housing-preferences (age by housing type), to estimate the household
counts.

Page | 14

ITEM 4

PAGE 251



Item 4
Napier Hastings FDS - Technical Report - Final Compiled (Attachment 4)

Adoption of Draft Future Development Strategy for Notification

Figure 3-2: Comparison of Population projection change (2018-2048) - StatsNZ Medium
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Based on StatsNZ projections, an estimated 33,530 households currently?® reside in Hastings District. Over the
next three decades (by 2052) this is expected to increase to 43,800 households under a medium-high scenario.
This implies an additional 10,270 households in the district. The number of households residing in Napier
currently?’ is estimated at 26,900, and expected to increase to 32,600% by 2052, i.e., an increase of 5,700
households under a medium-high scenario.

The population shift means that the total, and type of dwelling demand, differ from the work for the HCA.
While the population estimates are similar, the implied additional housing demand patterns are lower because
a portion of population growth is associated with young people (sub-19 years) that live in existing households,
and do not generate their own demand for dwellings. Regardless, there is still an increase in the number of
dwellings needed over the next thirty years (demand growth).

The impact of Cyclone Gabrielle on population numbers is not reflected in the projections. While there could
be short-term variations, we do not expect substantial long-term shifts due to the cyclone. Short-term effects
could see an increase in demand due to workers assisting with the rebuild moving to the area. But this could
be tempered by shifts in migration patterns. In terms of the potential red-stickering of properties, this will
lead to a redistribution of demand, and the analysis (FDS) will need to include the number of displaced
properties in the capacity analysis. Based on available information, an estimated 103 Hastings properties and
four Napier properties were red-stickered after the cyclone.

3.1.1  Rural-Urban Distribution of Demand — Hastings District

The HCA considered overall demand and assumed that growth will be accommodated in urban areas. As part
of the ongoing process, a more refined approach is now considered, and part of this refinement is investigating
the historic share(s) of growth in the non-urban areas. How these shares are treated going forward is
important because it relates to other policy positions, like the National Policy Statement on Highly Productive
Land.

262022
272022
28 The figures are rounded and do not aggregate (sum) to the same totals.
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To estimate the proportion of growth that is likely to occur within the urban boundaries (‘urban demand’),
M.E combined historic building consent data?® with StatsNZ rural-urban classification of Statistical Area 2
(SA2s) to identify the general distribution®. Importantly, urban boundaries move over time, and the analysis
considers this shift. Figure 3-3 shows the historic shares.

Figure 3-3: New Dwellings (Rural vs Urban building consents)

70

60

500
W ‘ ‘ ‘ ‘ ‘ | ‘ ‘

P SO LS & 5
s FELEE L EE S EL TSI

F PP PP

mUrban = Rural

Residential construction activity has been particularly strong in 2020 and 2021, reflecting pent up demand
after the Covid-lockdowns, low interest rates as well as the within-NZ migration patterns. This mirrors patterns
observed across NZ. However, the subsequent slowdown is evident in the figures, with a drop-off in 2022
showing up. The 2022 levels are broadly in line with the peaks seen pre-Global Financial Crisis (GFC).

Most residential consents are in the urban areas and the percentage share has remained relatively stable —
between 75% and 85% for new dwellings; this includes smaller urban areas and rural settlements. In 1998,
the share of rural consents was greatest (44%). However, this was also the lowest level of consents (by count
of dwellings) issued in a single year suggesting that the high percentage is an outlier. The maximum urban
share of consents over three decades, is 86% of the total (median = 76%). More recently (over the past three
years), urban consents as a share of total approached 80%.

The historic average is an indication of the share of demand being met through development close to urban
areas. It is expected that the share of rural consents will decline marginally in response to recent policy
positions making it more difficult to develop on and protecting valuable soils (highly productive land). In
response to the changing landscape, we suggest using a slightly higher share (urban as share of total) to inform
the planning process. We suggest using a 78% - 80% range as a foundation value, with these percentages
showing the share of demand being met within the urban areas®. This range represents around 200
households. The demand tables presented in the next section used 80% to estimate the urban demand in
Hastings. Based on the StatsNZ classification, all of Napier is classed as an urban area.

3.2 Demand Outlook

The NPS-UD requires councils to provide sufficient capacity for urban demand, over the next three decades.
This section presents the estimated urban demand and is used when assessing the capacity that is enabled in
the different scenarios. Recall, it reflects the updated population projections as per StatsNZ's December 2022
release.

2% Source: Statistics NZ
30 The SA2 urban-rural classification is as per the StatsNZ data, and does not align with the planning zones in the District Plan.
31 This proportion relates to the urban-rural split, and should not be confused with the greenfield-intensification split.
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The composition and structure of households are important drivers of housing demand. The socio-
demographic attributes (age, income, size) of households are considered when estimating demand for housing
by type (attached and detached) arising from different households. Appendix 2 presents the updated demand
outlook, first for Hastings then Napier. The information illustrates the breakdown of growth in terms of
household types, dwelling demand (typology) and income levels within the urban area over the next 30 years.
These results are not discussed in detail in this report but is instead included to show the data informing the
FDS housing assessment. Nevertheless, some key observations are:

e The household growth implies that 8,220 additional dwellings*? will be needed in Hastings District over
the coming three decades. This is lower than the 11,000 projected in the HCA and reflect both a shift
in population demographics (age structure) and the rural portion that is now excluded from these
figures.

e In Napier, approximately 5,700 additional dwellings will be needed over the same period. This is also
slightly lower than the 6,200 projected in the HCA. This shift is due to the variation in the population
structure driving housing demand — the housing demand patterns are lower because a portion of
population growth is associated with young people (sub-19 years) that live in existing households.

We recognise the likelihood of an overlap in demand for different types of dwellings. That is, demand for a
particular type of dwelling could potentially be satisfied by the supply of different type of dwelling. Households
often make trade-offs between factors such as price, size, and location, leading to demand substitution across
dwelling typologies. Additionally, underlying demand preferences may not align with final dwelling choices
due to consumer constraints like household budget or travel considerations.

For example, a household may prefer a standalone home on a large lot, but they might choose a similarly sized
attached dwelling on a smaller site in a more accessible location. Relative to the existing district plan
provisions, the introduction of PC5 and PDP is expected to result in a more diverse future dwelling stock in the
Hastings-Napier market. This diversity would offer consumers a greater range of housing options (choice),
facilitating potential demand shifts (substitution). The assessment includes a preference shift from detached
to attached dwellings over time, which is similar to the HCA. However, the rate of change could be faster (or
slower) due to affordability, accessibility, and availability considerations.

Further, councils are also required to consider a competitiveness margin over and above the expected
demand, to support choice and competitiveness in housing land markets. Table 3-1 below presents the urban
demand over time, including the competitiveness margin, which is used when comparing the potential
development capacity (supply) with the projected demand.

Table 3-1: Urban Demand for Dwellings (including competitiveness margin)

HASTINGS

Total
Short term 2022-2025 1,510
Medium term 2025-2032 2,500
Long term 2032-2052 5,610
TOTAL 2022-2052 9,620

NAPIER

Total
Short term 2022-2025 980
Medium term 2025-2032 2,040
Long term 2032-2052 3,680
TOTAL 2022-2052 6,700

32 Urban demand.
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Key observations:

e Incorporating the competitiveness margin®® increases long-term demand by 1,400 households in
Hastings and around 9903 in Napier.

e QOverthe next 30 years, Hastings requires an additional 9,620 dwellings when competitiveness margins
are included. This suggests Napier requires an additional 6,700 dwellings out to 2052, inclusive of
margins. Put differently, councils have to accommodate for average growth of up 320 dwellings per
annum in Hastings and 225 in Napier. Keep in mind the actual number of dwellings which will be
developed will be slightly lower because these figures include the competitiveness margin, which
ensures choice within the market.

e InHastings, over the short term, dwelling demand is 1,510, implying average annual growth of around
500. This slows slightly over the medium term (~360 per annum) and long term (~280 per annum).
In Napier short term demand is estimated to be around 980 additional dwellings, i.e., ~330 annually.
Annual demand growth, like Hastings, is also expected to slow somewhat over the medium (~290 per
annum) and long term (~185 per annum).

3.3 Other Demand Segments

As part of the capacity assessment, other demand segments must be considered because it changes the
‘effective demand’ for some dwelling types. While detailed analysis and assessments of these wider segments
are beyond the scope of this assessment, the retirement village and latent demand are two important
segments that should not be ignored. The retirement village segment captures a portion of overall demand
and retirement villages tend to have unique land requirements that are difficult to accommodate/satisfy
through traditional infill development options. In addition, there is existing unmet demand in the housing
market. This latent demand is accommodated by non-mainstream providers such as Social Housing Providers
(SHPs) and Kainga Ora. Households associated with these providers have housing needs, but affordability
constraints mean that they are often unable to find suitable accommodation through the mainstream market.
The development activities of these providers do not follow the same due-diligence steps as the mainstream
market because they tend to have different risk-return profiles. This assessment did not specifically assess
the demand for housing in these segments, but some high-level commentary is provided.

3.3.1 Retirement village units

A report by Birman Consulting® on the retirement village sector demand in Hastings and Napier, projects that
2,450 more retirement village-based independent-living units (villas and apartments) would be needed in
Napier and Hastings (30 years). That estimate translates into a demand for about 80 units per annum going
forward.

For comparison, M.E used information prepared by JLL3® to estimate the future demand for retirement village
units. This report is based on JLLs work for New Zealand Retirement Village (NZRVD) and Aged Care (NZACD)
databases. Combining the latest medium population projections (by age cohort) from StatsNZ with

33 20% margin over the short and medium term and 15% margin over the long term.

34 Some variances because of rounding in household demand tables.

35 Retirement Village Sector Housing Demand Forecasts 2023-2053. A Draft report for the Heretaunga Plains Future Development
Strategy by Birman Consulting Limited. February 2023

36 New Zealand Retirement Villages and Aged Care. A whitepaper by JLL, New Zealand. August 2023.
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information from the JLL report about penetration rates®” (PR) and average number of occupants per unit,
enables us to estimate future demand.

The national average PR was used because the regional number for Hawke’s Bay was not published in the
report. Overall, PR for the country has remained largely stable over the recent past at around 14%, with only
slight variation experienced by some regions. According to the graphic (p.29) in the JLL report, the PR for
Hawke’s Bay appears to align with the national average (14%). Based on a resident-to-unit ratio of 1.3, this
suggests 1,560 additional units would be needed over the next 30 years, in Hastings and Napier combined.
Around 900 of those are expected to be in Hastings and 660 in Napier. This implies an annual average of 52
units (30 in Hastings and 22 in Napier).

This estimate is much lower than what is estimated in the Birman report. Therefore, the PR is compared to
patterns projected for other New Zealand regions. According to JLL, the Bay of Plenty has the highest PR (19%).
Increasing the PR in Hastings and Napier to 19%, lifts the additional 30-year demand to 2,115 units (1,215 in
Hastings and 900 in Napier). This suggests on average, 70 additional units would be required over the next
thirty years. Using this methodology suggests the demand projected by Birman (80 units per annum) would
require a PR of 21.5%, holding all else constant. Alternatively, if the average PR (14%) is used, the resident-to-
unit ratio would need to be around 0.85, suggesting not all units would be occupied, which is unlikely.

In terms of delivery patterns, historically (1990-2022) the average combined number of retirement units
consented in Napier and Hastings was 49 per year, 29 and 20, for the two areas respectively. Over the past
10 years, there has been a significant uptick in this sector, with 772 units consented since 2013. In Napier, on
average 39 units annually and 38 per year in Hastings. This suggests activity in this sector would need to
increase even further to keep up with the demand expected in the Birman report (80 units annually). The
projected demand based on the JLL report (52 per annum) broadly aligns with the level of supply that has been
delivered over the longer term (49 units per year). Further, the recent lift in annual consents (77 per units per
annum) suggests demand assuming a higher PR (19%; 70 units annually) can also be accommodated by the
retirement village sector.

To examine size and value of retirement village units being delivered, consent patterns over the past 10 years
(2012-2022) were analysed. Consent information obtained from StatsNZ shows:

e Consent values for 80% of Napier’s retirement village units came in between $200,000 and $300,000
(2022-dollars) over this period.

e In Hastings, 39% of the total consents for retirement units, came in between $200,000 and $300,000
(2022-dollars) over this period.

e Hastings is broadly aligned with the national figure, which is 38% of consents in this bracket, but Napier
(80%) is more than double the national figure. This suggests the consent values in Napier are on
average lower than those in the rest of the country. A possible explanation could be that on average,
units are smaller in Napier than the national average (shown below).

e The consent values for retirement units in Hastings are slightly lower when compared with New
Zealand as a whole. Nationally, almost a third (32%) of units’ consent value is between $300,000 and
$400,000 compared with 19% in Hastings. Correspondingly, nationally 16% of retirement unit
consents are valued between $100,000 and $200,000, compared with 29% in Hastings.

37 The estimated resident numbers in Retirement Villages as a percentage of the 75+ population.
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In terms of size, StatsNZ information about the average size of new retirement units consented between 2012
and 2022 reveals:

e Nationally, units are on average, slightly larger than in Hastings and Napier, with the average size in:
o NewZealand 120sgm
o Hastings 112sgm, and
o Napier 94sgm.
e Retirement units in Napier are slightly smaller on average than Hastings, but their consent values are
higher. This suggests units in Napier will fall in higher value brackets than units across Hastings
District.

Importantly, consented values are not sales prices (no land value is included) but they provide an indication of
the distribution of constructed units across value and size brackets. The Birman report mentions the aspect
of affordability of retirement village units, and its effects on private sector delivered retirement activities are
described. The specific quantum of retirement villages, and the associated land is subject to several
assumptions, like household size, design guidelines (unit-to-land relationships), and other on-site services.
Comparing the JLL and methodologies show that there is variation and sensitivity in the results. A key point is
the despite the sizable difference between the different approaches, the retirement sector is projected to see
a growth in this housing segment.

3.3.2 Latent demand

In the HCA, latent demand (or housing backlog) was not directly captured in the bottom lines. The policy
position about how to accommodate latent demand, and to provide capacity is still to be worked through.
Regardless of the final policy approach, the issue is that the mainstream market is unlikely to deliver housing
aimed at household falling in the low-income cohorts. There is potential for latent demand to be addressed
via other agencies (e.g., Kainga Ora and social housing providers).

Drawing on Census data and other data sources, such as consent data, the latent demand is expressed as a
range:

e Hastings 620 to 1065,
e Napier 60 to 360.

The combined range across Napier and Hastings is between 680 and 1,425. For context, the number of
applicants on the Housing Register® (for social housing) is 670 in Hastings and 708 in Napier. There is a degree
of uncertainty in these estimates because it uses the Census data and can mask the true level of housing need,
due to:

e Reluctance to engage in official data collection.

e Households being recorded as multi-family households, or non-family households when in fact some
of these households are ‘single families’ that are forced into shared living situations (e.g., grandparents
or family members caring for grandchildren, children, etc.).

38 At 31 December 2022. Source: https://www.msd.govt.nz/about-msd-and-our-work/publications-
resources/statistics/housing/housing-register.html#DownloadthelatestnumbersfortheHousingRegister3
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Notwithstanding these issues, the estimates illustrate the general scale of latent demand. This demand needs
to be considered as part of the overall situation but in a way that reflects the fact that the latent demand is
part of housing demand but unlikely to be entirely fulfilled by the mainstream market.

The overall demand situation needs to also consider the potential implications of the red stickered dwellings
(103) and the potential response to accommodate these households.

3.4 Demand Pathways

The household growth and associated development patterns will be distributed across Napier and Hastings,
across urban and rural areas, and accommodated via the enabled urban growth patterns. These patterns
relate to two scenarios — urban expansion and urban intensification. These align with the scenarios described
in section 2.1. The former broadly aligns with historical patterns in which approximately 60% of long-term
demand is satisfied through greenfield development. Conversely, the urban intensification scenario presents
a situation where 60% of urban demand is satisfied through increased intensification within the existing urban
area, i.e., brownfield development. To facilitate the move from 60% greenfield toward 60% intensification, a
shift in housing preferences is needed. That is a demand shift away from detached dwellings to attached
dwellings would be needed.

While it is acknowledged that intensification does not only comprise of attached dwellings, this typology is
used as a proxy for intensification, to investigate whether shifting from accommodating 60% of growth through
greenfield capacity, to accommodating 60% of demand through intensification (brownfield development), is
reasonable.

Table 3-2 presents the long-term demand (30 years, net change) under urban expansion and urban
intensification scenarios in Hastings and Napier. Appendix 2 provides additional detail about the long-term
demand patterns and information used to estimate the potential shares of the brownfield and attached
typologies going forward.

Table 3-2: Urban Demand Scenarios

HASTINGS |
Urlgzln %%Tg?rr]‘d Urban Expansion (60% GF) Urban Intensification (60% BF)
GREENFIELD BROWNFIELD GREENFIELD BROWNTFIELD
Short term 2022-2025 1,510 910 600 600 910
Medium term  2025-2032 2,500 1,500 1,000 1,000 1,500
Long term 2032-2052 5,610 3,370 2,240 2,240 3,370
TOTAL 2022-2052 9,620 5,780 3,840 3,840 5,780
NAPIER
Ul;g(a:i'l H,gr"g?{]’d Urban Expansion Urban Intensification
GREENFIELD BROWNFIELD GREENFIELD BROWNFIELD
Short term 2022-2025 980 590 390 390 590
Medium term  2025-2032 2,040 1,220 820 820 1,220
Long term 2032-2052 3,680 2,210 1,470 1,470 2,210
TOTAL 2022-2052 6,700 4,020 2,680 2,680 4,020
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To estimate the number of attached dwellings required under each of these scenarios, we draw on a range of
inputs and assumptions, including information from the detailed long term demand outlook presented in
Appendix 2. Itis estimated 1,395 additional attached dwellings*® would be required under an urban expansion
scenario (650 in Hastings and 745 in Napier). Under an urban intensification scenario, this lifts to an additional
2,090 attached dwellings required (980 in Hastings and 1,110 in Napier). As mentioned earlier, attached
dwellings are used a proxy for intensification. However, some attached dwellings could be delivered in
greenfield areas, and detached dwellings could also be delivered in the brownfield locations. This means that
the overall share of development that occurs in brownfield locations is likely to be higher than presented here

To look at how realistic such a shift could be in the local context, building consents for Napier and Hastings are
analysed, and compared against patterns observed in other economies. These economies are represented by
territorial authorities (TAs) classified by NPS-UD as tier 1 and tier 2. The urban environments were not isolated
as per the NPS-UD; instead, statistical boundaries were used to define the areas being referred to. The
comparison focuses on the relationships between attached and detached consents, and over time.

Figure 3-4 shows dwelling consents in tier 1 TAs split between those for attached and detached dwellings. The
data is sourced from StatsNZ.

Figure 3-4: Dwelling consents — attached vs detached (Tier 1)
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Between 2000 and 2022 tier 1 consents per annum have increased from 6,190 to 15,120, an increase of 144%.
While there has been a modest increase in detached consents — which rose from 4,940 to 7,840, an increase
of 59% — the key driver of this increase has been the growth of attached dwellings. The period has seen a
nearly sixfold increase in attached dwelling consents (from 1,250 to 7,290). In 2000 attached consents
represented just 20% of the total; in 2022 that share has more than doubled to 48% of the total.

All tier 1 populations grew significantly over the period. At the low end, Wellington grew by 24%. Meanwhile
the greater Tauranga area was the fastest growing area, swelling by 67%.

Figure 3-5 shows the number of attached dwellings per 1,000 head of population in tier 1 TAs between 2000
and 2022. This demonstrates the marked preference shift towards attached dwellings, especially since 2010.
The effect of enabling greater densities through the Auckland Unitary Plan is also evident in the patterns.

39 Excludes the competitiveness margin.
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Historically, the per capita rate has remained relatively range-bound around the 1 attached dwelling per 1,000
people level. However, this started to shift upwards coming out of the GFC period (circa 2012) and accelerated
post 2019 to over 4 attached dwellings per 1,000 people.

Figure 3-5. Attached dwelling consents per 1,000 population — Tier 1 Territorial Authorities
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For tier 2 TAs, the patterns are not as clear. This is because there is considerable variation in terms of size,
between the different areas in terms of population, and they are generally not as advanced in their planning
cycles (with respect to enabling greater density). Figure 3-6 shows tier 2 TA dwelling consents split between
attached and detached dwellings.

Figure 3-6: Dwelling consents — Tier 2 Territorial authorities

Dwelling Consents - Tier 2 Authorities Total

4000

3500

3000

2500

2000

1500

1000

500

0
Lo B e B A 0 B (™ BNV S« B = ) W e B Y o A o T~ T LY = S -« B« R e I I
Q2 9 9 9 9O 2 9O 2 9 o o o o o o o =9 = o o o o
o o 0O O 0 O 0O 0 0O O 0 0 90 o 0 0o 0 o o oo o O
NN N NN NN NN NN NN N NN NN NN N NN

= Detached Attached

As expected, total dwelling consents are significantly lower than in tier 1 TAs (3,640 vs 15,120). All tier 2
consents combined still amount to less than half of the consents in Auckland alone. The growth in tier 2 TAs
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has been less rapid over the period, with total consents growing 68% (compared to 144% in tier 1 TAs).
Nevertheless, a significant share of that growth has come from attached dwellings. Over the period attached
dwelling consents increased fourfold (from 190 to 780), whereas detached consents rose only by 46%. The
share of total dwellings that attached dwellings make up, has risen from 9% to 21%.

Again, these authorities all saw population growth over the period. Rotorua grew the slowest (15%), while
Whangarei grew the fastest (44%). Figure 3-7 shows consents per 1,000 people, for tier 2 TAs. These series
are more volatile and erratic than tier 1 TAs, which is to be expected because individual developments will
have a larger bearing on the total area numbers.

Figure 3-7: Attached dwelling consents per 1,000 people - Tier 2 Territorial authorities
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The change in the relationship between detached and attached dwellings, and the relative share of
development accommodated via these typologies are used to frame potential development pathways. These
pathways are applied to the Napier and Hastings growth scenarios to assess the potential implications in the
local context i.e., the how transferable the attached-detached shifts could be.

The nuances between the trends observed across tier 1 and tier 2 authorities, as well as the idiosyncrasies of
individual TAs, shows that there is considerable variation in terms of the scale and rate of change. The role of
large shocks can also be seen in the data. For example, the impacts of the earthquakes in Christchurch are
evident — a marked increase in all consents in the years following the earthquakes, including for attached
dwellings. Also notably, the GFC had a suppressive impact on consents, and one which was more durable in
tier 2 TAs than their larger counterparts, extending until 2015 (compared with 2012 for tier 1 areas). The
Auckland Unitary Plan also enabled a shift in dwelling typology in the city. These patterns provide an ability to
show the relative importance of different demand drivers.

For context, the historic consent patterns in Napier and Hastings are first presented (see Figure 3-8).

Historically, the share of dwelling consents that attached units accounted for, remained relatively low. The
relative size of attached dwellings in the Napier-Hastings context does not show the same upward trends as
observed in other tier 2 Tas (see At its lowest level (2009) attached dwellings accounted for less than 1% of
the total consents, but this was during the GFC, and construction activity was very low — this drop-off is
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however evident even before the GFC with a noticeable decline in the years before the GFC. More recently in
2021 and 2022, attached consents accounted for 24% and 22% of the total, respectively.

Figure 3-8: Napier-Hastings historic consents
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As a share of urban consents,*® attached consents accounted for slightly higher shares, ranging between 2%
and 41% between 1990 and 2022. This implies an average of 14% over the past three decades. More recently,
the share of attached dwellings has been increasing. Between 2017 and 2022 attached consents as a share of
urban consents, ranged from 22% to 41%, suggesting an average of 24%. It is important however, to take care
when projecting into the future, by looking through the short-term trends which can be very volatile. Pent-up
demand post-pandemic and an accelerated Kainga Ora build programme contributed to the relatively high
shares 2021 and 2022. This suggests attached consents are unlikely to continue the current trajectory.

Despite a dip during the GFC and in the years following it, demand recovered between 2015 and 2020.
Detached consents appear to have been more affected by the pandemic, although there was a slight drop in
attached dwellings from 2021 to 2022, too. Analysing the past 20 years alone points to at least four distinct
periods where demand was defined by an array of macroeconomic conditions and confidence in markets.

e Pre-GFC—demand was strong and increasing.

e GFC-demand was significantly suppressed.

e Post-GFC — demand recovered to near pre-GFC rates. (Though a slightly higher population must also
be accounted for.)

e Covid-19 and the aftermath — the effects of which are still playing out in the data.

These trends must be accounted for when seeking to apply different growth pathways into the future. Table
3-3 provides a basic summary of the pathways. Crucially, these pathways are hypothetical, and meant to
illustrate the potential profile. They show a mix of optimistic and pessimistic settings.

40j.e., removing the rural consents which are predominantly detached dwellings from the total.
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Table 3-3: Attached pathway descriptions

Pathway

Comment or description

A: Slow start and gradual
change

B:  Adopt change pattern
emerging coming out of GFC

Long term trends in per capita ratio, and projections based on historic
patterns.

Slower transitioning to higher density to reflect economic slowdown and
lags. See demand for attached dwellings increase over the medium to long

term.

C: Medium term lift in
attached dwellings
pulling back to historic rates

The recent boom in attached dwellings could be related to low interest

before rates, and pent-up demand. This pathway smooths out the growth profile.

D: Medium term lift in
attached dwellings and a more
persistent shift over the long
term.

The long-term shift is modelled on the very high growth observed over the
past five years in tier 1 areas, but the forward-looking profile is assumed
to fall back to current rates.

E: Aggressive rates The rates of change seen in the tier 1 councils inform the pathway, and the
change starts in the short term. While the tier 1 rates are used, these
economies are considerably larger than Napier-Hastings, and the rates

used in the pathway are moderated.

Crucially, these pathways are used to illustrate the potential ways in which attached dwellings could be
delivered into the medium and long term. We begin by defining the initial level of demand. From here we
incorporate a range of assumptions to project the path forward using the pathways described in Table 3-3.

Figure 3-9 shows the potential futures under different growth scenarios (development pathways) in which
historical patterns (ratios) are applied to expected population growth. The figure shows the cumulative (total)
attached consents for each pathway. The pathways are compared against two benchmarks — The cumulative
total demand for attached dwellings in brownfield locations (dotted lines). The plotted against the share of
long-term brownfield demand for attached dwellings, exclusive of a competitiveness margin (dotted lines).
The black dotted lines show the level of attached development needed to achieve the urban intensification
goals, and the bottom (blue) dotted line shows the levels associated with the urban expansion target.

Pathway E shows the fastest transition because it is informed by the rates observed in tier 1 TAs and assumes
an immediate market response, i.e., housing demand shifting towards attached dwellings over the immediate
short term and continuing to grow. Under these conditions, it will take around 20 years to reach the target
level under urban expansion demand scenario, and a further five years to reach the target level under urban
intensification scenario. Importantly, these underlying patterns are seen as aggressive because Napier-
Hasting’s residential markets are not as advanced or big as the markets in tier 1 Tas. Pathways A, B and C is
based on local (Napier-Hastings) historical growth rates, with varying levels of deferred market response
assumed. Using these more moderate pathways will see attached dwellings approach the 40% intensification
target over the long term. Pathway D represents a scenario in which demand (from households) continuously
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shift towards attached housing, with an acceleration/step change** observed in the medium term (from
around 2030-2032 onwards). Under this pathway, the target level under urban expansion will be reached
towards the end of the assessment period, and the urban intensification target beyond the assessment period.

Figure 3-9: Potential growth profiles for attached dwellings in Napier-Hastings
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The different pathways shows that the long-term outlook for attached dwellings, based on the patterns
observed elsewhere and locally, is expected to see an ongoing increase and acceptance. There is however
some uncertainty around the overall scale of change and how fast the transition could occur. Factors such as
affordability and accessibility as well as changing household structures (small families and the ageing
population) are likely to support the shift. However, from a housing market perspective, it would be
inappropriate to rely solely on infill (and attached) capacity to accommodate growth. A range of typologies
and locations (including greenfield) is needed to ensure that a competitive market is supported, and the
housing market delivers good outcomes.

3.5 Concluding Remarks

This section has shown that the population growth outlook for Hastings District and Napier City, is positive
over the next three decades. The most recent population projections*? published by StatsNZ show projections
for Hastings and Napier have shifted upwards relative to the March 2021 projections. However, the shift in
the population’s age structure, with higher growth in the younger age cohorts, results in a smaller increase in
the number of households than previous projected. These newer projections are therefore slightly lower than
those used by Councils during earlier National Policy Statement on Urban Development Capacity related work
and consequently the results differ from earlier iterations. The preferred projection series used in this report,
is a medium-high scenario, which is midway between the StatsNZ medium and high series.

While this report did not specifically consider the share of demand to be met through retirement village units,
it is estimated the demand could be somewhere between 50** and 80* units, annually. Historically (1990-

41 Higher growth rate than observed historically.

42 December 2022

43 Based on JLL's reported penetration rate and occupant to unit ratio.
44 According to the Birman report.
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2022), the average number of retirement units consented in Napier and Hastings was 49 per year and more
recently (2013-2023), 77 units were consented annually.

Another sub-segment unlikely to be addressed entirely by the mainstream market is latent demand (or housing
backlog). Drawing on Census and other data sources such as the social housing register suggests that latent
demand is between 680 and 1,425 (Hastings and Napier combined). There is potential for latent demand to
be addressed via other agencies (e.g., Kainga Ora and social housing providers).

The analysis illustrated the potential shift in dwelling preference to attached dwellings and uses this as a proxy
for intensification. Applying five different patterns (pathways) to local population projections to estimate
attached dwellings and the shift towards higher density dwellings to the Napier-Hastings situation shows that
benchmarks are towards the ambitious end of the spectrum.
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4 Estimated Capacity

This section presents plan enabled capacity, feasible capacity, and potential development capacity for the
updated baseline in Hastings and Napier. The PEC and FC for the growth scenario (intensification areas) in
Hastings is also reported. The results are reported using several tables presenting different spatial
configurations — some are presented in the body of the report and others in the appendices. The assessment
takes a long-term view (30-year) which captures price changes, demographic shifts and affordability
considerations.

4.1 Plan Enabled Capacity

PEC is the theoretical maximum capacity within the urban area, as enabled through the planning provisions
(and assumptions where appropriate). With reference to redevelopment, the ‘net’ change in dwellings is
reported. Importantly, redevelopment and infill capacity are mutually exclusive, as are detached and attached
typologies. This is, capacity cannot be added across types of dwellings, and redevelopment and infill capacity
cannot be added together because when one option is exercised, then other options are foreclosed.

The PEC results are presented below, first for Hastings and then for Napier under separate headings. The
different development pathways and two main typologies are reported.

4.1.1  Hastings District

The capacity situation is presented by outlining the BAU (baseline) capacity as well as the capacity as estimated
for the growth scenarios.

Business As Usual (baseline)

The PEC for Hastings is presented using a series of tables. Table 4-1 reports the baseline (BAU) capacity and
the results are summarised across the zones (see Figure 4-1). The PEC is divided in to three broad development
pathways: redevelopment, infill and vacant capacity. For each of the pathways, dwellings can be detached or
attached. Figure 4-1 shows the spatial extent of the different zones.

Table 4-1: Plan Enabled Capacity in Hastings District by Planning zone — BAU

Plan Enabled Capacity (PEC) Redevelopment Infill Vacant
Detached Attached [Detached Attached |Detached Attached
Central Commercial - 1,740 - 230 - -
Clive-Whakatu Residential 30 - 20 - 20 -
Coastal Settlement 80 - 50 - 40 -
Flaxmere General Residential 2,420 8,920 290 910 50 70
Hastings Character Residential 30 10 20 - 10 -
Hastings General Residential 9,320 26,960 1,470 2,930 130 250
Haumoana - Te Awanga Residential 70 - 60 - 10 -
Havelock North Character Residential 10 - 10 - - -
Havelock North General Residential 2,200 8,020 390 1,080 60 210
Havelock North Rural Residential 480 - 110 - 20 -
Havelock North Village Centre Retail - 170 - - - -
Medium Density Residential 2,410 10,500 430 1,480 10 30
Plains Settlement 20 - 20 - 10 -
Rural Residential 710 - 100 - 20 -
Te Mata Special Character Area 80 - 20 - - -
Tuki Tuki Special Character Area 710 - 230 - - -
Waimarama Coastal Settlement 10 - 10 - 10 -
Total 18,580 56,320 3,230 6,630 390 560
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Figure 4-1: Relevant Zones — Hastings (PC5)
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Key observations:

e Qverall, the redevelopment pathway enables the highest PEC in Hastings under the BAU scenario (i.e.,
proposed PC5 settings). Capacity for 18,580 dwellings exists under the redevelopment pathway for
detached dwellings. Half of this capacity is in Hastings General Residential zone.

e For attached dwellings, capacity is significantly higher with 56,320 dwellings enabled through
redevelopment. Like detached capacity, a large share (48%) of the attached redevelopment capacity
is located in Hastings GRZ.

e Compared to redevelopment capacity, infill capacity is substantially lower. Detached capacity is 3,230
dwellings while attached capacity is 6,630. Again, capacity is concentrated in Hastings GRZ.

e A small amount of vacant PEC exists in Hastings. There is vacant capacity for 390 detached dwellings,
with 130 of those located in Hastings GRZ. Attached capacity is approximately double the detached
capacity enabling 560 dwellings, with 250 of those in Hastings GRZ.

Growth Scenarios

Table 4-2 shows plan enabled capacity in each of the identified growth areas where applicable. The estimated
PEC considered different pathways and typologies during the modelling phase. Only the theoretical
maximums (dwelling capacity) are presented. The maximum capacity is interpreted as a sum of
redevelopment capacity plus vacant capacity.

Some scenarios were not modelled as part of this assessment, and the following points should be noted:

e Scenario 1 was not modelled on advice from B&A, being excluded based on other criteria.
e Scenario 3d covers the Bayview area, so not applicable in this assessment.
e Scenario 5 includes industrial and business zones where residential is not enabled, so this is excluded.

Scenario 2 captures all the intensification areas. The higher density dwellings (apartments) in and around
commercial centres are largely responsible for a share of the uplift in capacity relative to the baseline. This
scenario is compared with the baseline in the capacity tables throughout the rest of the report because it
represents the intensification results and change — the focus of this assessment.

Total PEC for Scenario 2 is 36,160 dwellings, the highest capacity across all the scenarios driven by
intensification. Scenarios 4 and 4a capture all the greenfield expansion areas. These two scenarios deliver the
next highest PEC with 22,690 and 20,035 respectively. The lowest PEC (3,010) is anticipated by Scenario 3b
which only captures capacity in some of the satellite towns. The remaining capacity scenarios range from 6,170
to 15,555 PEC.

Table 4-3 provides more detail on the development options and typologies that are enabled within the
intensification areas. The table compares the PEC under the baseline and Scenario 2.

At a maximum level — redevelopment plus vacant capacity — Scenario 2 will enable between 990 and 11,360
more dwellings than the baseline. The range reflects typology and shows that the additional capacity is either
990 additional standalone dwellings or 11,360 additional attached dwelling units when using the
intensification settings. A mixture of the typologies can be expected.

The shifts are at a zone level. In growth areas (FM1, FM2, HNC1, HNC2) there is no lift in PEC because, despite
the General Residential zoning in these areas, the planning provisions are similar to Medium Density
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Residential zone. This is because these areas are within the walkable catchment proposed under PC5 i.e., to
increase density®.

In growth areas where the PEC increases, the change is associate with increases in parcels located within
walkable catchment, and because those properties are associated with commercial zones (e.g., Suburban
Commercial zone) under the Intensification scenario. The resulting PEC provides an ability to develop
residential dwelling options. However, the options need to be assessed in terms of the development costs
and potential sales values. Commercially feasible capacity is explored in Section 4.2.

Table 4-2: Plan Enabled Growth in identified Growth Areas - Hastings

Scenario Scenario Scenario Scenario Scenario Scenario Scenario Scenario Scenario Scenario Scenario

AEFTIES 1 1a 2 3 3a 3b 4

BP1  Satellite Town NA = 465 - - 465 NA - - -
BP2  Satellite Town NA - Sl - - Sl NA - - -
BP3  Satellite Town NA - 905 - - 905 NA - - -
BP4  Satellite Town NA - 1,620 - - 1,620 NA = = =
BP5  Satellite Town NA - 860 - - 860 NA - - -
BP6 Satellite Town NA - 1,760 - - 1,760 NA - - -
c1 Greenfield Expansion NA - - - - - NA 25 - -
€2 Greenfield Expansion NA - - - - - NA 220 = =
FM1 Greenfield Expansion NA - - - - - NA 545 545 -
FM10 Greenfield Expansion NA - - - - - NA 1,435 1,435 =
FM11 Greenfield Expansion NA - - - - - NA 2,370 2,370 -
FM2  Greenfield Expansion NA - - - - - NA 1.850 1,850 =
FM3  Business/Industrial NA - - - - - NA - - -
FM4  Rural Lifestyle NA - = = > > NA 40 40 =
FM5  Greenfield Expansion NA - - - - - NA 450 450 -
FM6  Greenfield Expansion NA - - - - - NA 905 905 =
FM7  Greenfield Expansion NA - - - - - NA 625 625 -
FM8  Greenfield Expansion NA - = - - - NA 770 = =
FM9  Greenfield Expansion NA - - - - - NA 800 800 -
FMC1 Intensification NA 630 = = = = NA - = -
FMC2 Intensification NA 1,640 - - - - NA - - -
FMCC Intensification NA 50 = = - = NA S = =
H1 Greenfield Expansion NA - - - - - NA 435 435 -
H2 Greenfield Expansion NA - - - - - NA 1,925 1,925 -
H3  Greenfield Expansion NA - - - - - NA 805 805 -
Ha Greenfield Expansion NA - - - - - NA 360 360 =
H5 Greenfield Expansion NA - - - - - NA 145 145 -
H6  Business/Industrial NA - - - = = NA = = =
H7  Greenfield Expansion NA - - - - - NA 340 - -
H8  Greenfield Expansion NA - - - - - NA 670 670 =
H9 Greenfield Expansion NA - - - - - NA 1,235 1,235 -
HAU1 Rural Lifestyle NA - - - - - NA 155 155 =
HAU2 Rural Lifestyle NA - - - - - NA 200 200 -
HAU3 Rural Lifestyle NA - - - - - NA 120 120 =
HC1 Intensification NA 6,350 - - - - NA - - -
HC2 Intensification NA 3,310 - - - - NA - - -
HC3 Intensification NA 5,990 - - - - NA - - -
HC4 Intensification NA 2,950 - - - - NA - - -
HC5  Intensification NA 6,690 - - - - NA - - -
HCC Intensification NA 4,270 - - - - NA - = =
HN1 Rural Lifestyle NA - - - - - NA 50 50 -
HN2  Greenfield Expansion NA - - - - - NA 585 585 =
HN3  Greenfield Expansion NA - - - - - NA 720 720 -
HN4  Rural Lifestyle NA = = = = = NA 310 310 -
HNS5  Rural Lifestyle NA - - - - - NA 60 60 -
HN6 Greenfield Expansion NA - - - - - NA 460 460 =
HN7  Greenfield Expansion NA - - - - - NA 480 480 -
HN8 Greenfield Expansion NA - £ - - - NA 10 10 =
HNC1 Intensification NA 1,180 - - - - NA - - -
HNC2 Intensification NA 360 - = = = NA - - =
HNC3 Intensification NA 1,480 - - - - NA - - -
HNCC Intensification NA 1,260 - - - - NA - - -
IRl Business/Industrial NA - - - - - NA - - -
IR2  Business/Industrial NA - - - - - NA - = =
IR3  Business/Industrial NA - - - - - NA - - -
IR4  Business/Industrial NA - - - - - NA - = =
IR5  Greenfield Expansion NA - 450 - - 450 NA 450 450 -
M1  Satellite Town NA - 920 - 920 = NA o - -
M2  Satellite Town NA - 975 - 975 - NA - - -
M3 Satellite Town NA - 700 - 700 = NA = = =
M4 Satellite Town NA - 415 - 415 - NA - - -
NC2 Greenfield Expansion NA - - - = - NA 495 495 =
01  Greenfield Expansion NA - - - - - NA 470 470 -
02  Rural Lifestyle NA - - - - - NA 710 710 =
P1 Rural Lifestyle NA - - - - - NA 55 55 -
P2  Satellite Town NA - 480 480 = = NA o - -
P3 Satellite Town NA - 1,010 1,010 - - NA - - -
P4 sSatellite Town NA - 620 620 = = NA = = =
P5 Satellite Town NA - 540 540 - - NA - - -
P6 Satellite Town NA - 1,025 1,025 - - NA = = =
P7 Satellite Town NA - 2,495 2,495 - - NA - - -
RH Rural Lifestyle NA - - - - = NA 110 110 -
TA Greenfield Expansion NA - - - - - NA 1,250 - -
W1 Greenfield Expansion NA = = = = = NA 50 = =
WH1 _ Business/Industrial NA - - - - - NA - - -
Scenario Total 36,160 15,555 6,170 3,010 6,375 22,690 20,035 -

45 If the capacity is compared against the operative plan, then both PC5 and Scenario 2 will deliver an increase in capacity.
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Table 4-3: Plan Enabled Capacity in Hastings District — BAU vs Intensification (Scenario 2)
BUSINESS AS USUAL
Infill Vacant Redev +Vacant
Plan Enabled Capacity (PEC) Redevelopment (net) nfil acan edev +Vacan
Detached Attached | Detached Attached | Detached Attached | Detached Attached
FMC1 Flaxmere 160 590 20 70 10 40 170 630
FMC2 Flaxmere 410 1,620 60 220 10 20 420 1,640
FMCC Flaxmere - - - - - - - -
HC1 Hastings 1,060 4,570 120 410 20 70 1,080 4,640
HC2 Hastings 510 2,070 70 210 - - 510 2,070
HC3 Hastings 920 3,190 120 270 20 30 940 3,220
HC4 Hastings 670 2,800 £l 310 10 20 680 2,820
HCS Hastings 1,080 4,740 150 480 30 70 1,110 4,810
HCC Hastings - 1,740 - 230 - - - 1,740
HNC1 Havelock North 230 1,060 40 130 30 120 260 1,180
HNC2 Havelock North 80 360 10 30 - - 80 360
HNC3 Havelock North 320 1,400 50 200 - 10 320 1,410
HNCC Havelock North - 290 - 50 - 10 - 300
Rest of District _Rest of Hastings 13,130 32,000 2,510 4,070 270 180 | 13,400 32,180
18,570 56,430 3,240 6,680 400 570 | 18970 57,000
INTENSIFICATION SCENARIO
Infill Vacant Redev +Vacant
Plan Enabled Capacity (PEC) Redevelopment (net) il acan edev + Vacan
Detached Attached | Detached Attached | Detached Attached Detached Attached
FMC1 Flaxmere 160 590 20 70 10 40 170 630
FMC2 Flaxmere 410 1,620 60 220 10 20 420 1,640
FMCC Flaxmere - 50 - - - - - 50
HC1 Hastings 1,220 6,250 140 480 30 100 1,250 6,350
HC2 Hastings 670 3,300 80 270 - 20 670 3,320
HC3 Hastings 1,300 5,930 150 490 20 60 1,320 5,990
HC4 Hastings 690 2,930 % 310 10 20 700 2,950
HCS Hastings 1,320 6,580 180 650 30 120 1,350 6,700
HCC Hastings - 4,260 . 580 ) 10 - 4,270
HNC1 Havelock North 230 1,060 40 130 30 120 260 1,180
HNC2 Havelock North 80 360 10 30 - - 80 360
HNC3 Havelock North 340 1,470 60 220 - 10 340 1,480
HNCC Havelock North - 1,200 - 130 - 60 - 1,260
RoHD Rest of Hastings 13,130 32,000 2,510 4,070 270 180 13,400 32,180
19,550 67,600 3,340 7,650 410 760 19,960 68,360
4.1.2 Napier City
The structure of the following discussion mirrors the one used for Hastings i.e., the capacity situation is
presented for the BAU (baseline) capacity as well as the capacity as estimated for the growth scenarios.
Business As Usual (baseline)
The Napier PEC is presented using a several tables. Table 4-4 highlights the PEC for different development
pathways and two main typologies as estimated using the PDP (baseline). The table reports the PEC on a ‘per
zone’ basis, and Figure 4-2 shows the extent of the zones. Appendix 4 reports a more detailed spatial
distribution of Napier’s plan enabled capacity.
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Table 4-4: Plan Enabled Capacity in Napier City by Planning zone (BAU)
BUSINESS AS USUAL
General Residential 4,980 17,910 770 1,560 240 540
Medium Density Residential 3,670 74,910 540 4,380 130 1,110
High Density 580 25,660 60 1,030 10 270
Napier Hill 120 1,040 70 170 30 100
City Centre - 4,100 710 -
Town Centre 900 160
Local Centre 1,120 320
Neighbourhood Centre 10 - -
Mixed Use 8,240 1,560 210
West Quay Waterfront - 140 - - - -
Rural Lifestyle 50 40 30
Settlement 20 10 -
Jervoistown 40 - 30 - 20 -
Total 9,460 134,030 1,520 9,890 460 2,230
Figure 4-2: Relevant Zones/Locations - Napier
{
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The change in PEC, shifts the type and location of residential development potential. The commercial
feasibility of the development options is considered in the next section.

4.2 Long-term Commercially Feasible Capacity Results

Commercially feasible capacity reflects the number of dwellings (development options) for which the
estimated sales price exceeds the cost to develop and a developer’s margin. Over time, a greater range of
development options densities, typologies, and locations are expected to become feasible. This is relevant
within the Napier-Hastings context where the proposed intensification provisions (PC5 and PDP) enable
greater intensification than previously enabled. The market for these types of dwellings is currently not yet
well established but will gradually become more established in response to affordability challenges and
development pressures. This is consistent with observations in other, larger urban economies.

In terms of the feasible capacity, two approaches were used to estimate the relevant price points.

e Firstly, the feasible capacity is estimated assuming that development option with the maximum profit
margin will be pursued (i.e., where the developer gets the maximum return).

e Asecond alternative is that the development community responds to demand shifts and instead use
maximum yield (number of dwellings) to drive activity. This alternative is seen as a proxy for smaller
housing products coming to the market, but it still reflects affordability and feasibility considerations.
The results of the second approach are presented in the appendices. Hastings’ results are presented
first (Appendix 6), followed by Napier’s results (Appendix 8).

4.2.1  Hastings District

The commercially feasible capacity results for the BAU and growth scenarios are summarised below.

Business As Usual (baseline)

The commercially feasible capacity for Hastings is presented in Table 4-5 and the spatial resolution is at a zone
level and this table shows the feasible capacity®® for the different development pathways. Appendix 5 provides
a more detailed breakdown, summarising the feasible capacity under the profit maximisation approach, by
location (SA2) and value band. The feasible capacity is reported for the long term (30 years).

The results suggest that the redevelopment pathway for attached dwellings will deliver the most feasible
capacity. This feasible capacity is concentrated in the General Residential Zone in Hastings. It is important to
note that this concentration is a function of the higher densities that are enabled under PC5 and the associated
walkable catchments. The infill approach sees comparatively fewer development options when compared
against the redevelopment pathway. However, the feasible capacity is still substantial with 2,560 additional
standalone dwellings or 5,390 attached dwellings. As would be expected, under the redevelopment pathway,
attached capacity is concentrated within the General Residential zone (within the walkable catchment) in
Hastings and Havelock North, and the Medium Density Residential zone.

46 The capacity figures in this table cannot be summed across the columns.
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Table 4-5: Feasible Capacity in Hastings District by Planning zone — BAU
Infill V 14
Feasible Capacity (FC) Redevelopment (net) nfi acan
Detached Attached | Detached Attached | Detached Attached
Central Commercial - 210 - 100 - -
Clive-Whakatu Residential 10 - 10 - 10 -
Coastal Settlement 40 - 30 - 5 -
Flaxmere General Residential 990 160 210 130 10 50
Hastings Character Residential - - - - - -
Hastings General Residential 5,070 12,030 1,130 2,750 90 240
Haumoana - Te Awanga Residential 30 - 30 - - -
Havelock North Character Residential 10 - 10 - 5 -
Havelock North General Residential 1,680 4,970 380 970 50 200
Havelock North Rural Residential 130 - 30 - 5 -
Havelock North Village Centre Retail - 10 - - - -
Medium Density Residential 1,560 4,880 420 1,440 10 30
Plains Settlement 10 - 10 - 10 -
Rural Residential 410 - 70 - 5 -
Te Mata Special Character Area - - - - - -
Tuki Tuki Special Character Area 560 - 230 - - -
Waimarama Coastal Settlement - - - - - -
Total 10,500 22,260 2,560 5,390 200 520
The relative price points of the development pathways and options are important because it is used to
illustrate affordability considerations. Table 4-6 reports the commercially feasible capacity across the different
typologies and value bands, under a BAU scenario.
Table 4-6: Feasible Capacity by Typology and Value Band in Hastings - BAU
Dwelling Values ($) Detached Attached Total
<$249k 0 0 0
$250k-$449k 0 0 0
$450k-$699k 0 0 0
$700k-$949k 930 430 1,360
$950k-$1,249k 1,060 3,540 4,600
$1.25m-$1.499m 3,060 1,760 4,820
$1.5m-$1.949m 2,730 110 2,840
$1.95m+ 1,710 40 1,750
Total 9,490 5,880 15,370
The table reports the feasible capacity using the profit maximisation approach. Recall that under this
approach, all feasible options on a parcel are evaluated and the option with the highest return is selected. The
alternative approach selects the option the delivers the most dwellings (yield; the results are presented in
Appendix 6)
Some key observations about capacity under this approach are:
e The modelling suggests in total, 15,370 dwellings are commercially feasible under the BAU scenario,
with most (62%) being detached homes and the remaining 38% attached dwellings.
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Compared to attached dwellings, detached dwellings generally become commercially viable at a
higher price point. The modelling suggests more than half (60%) of attached dwellings are feasible
within the $950,000-51.25m value band, while detached dwellings in that band make up only 11% of
feasible detached capacity.

While the contrast in the shares of capacity in the next bracket (51.25m to $1.5m) is not as stark, in
absolute terms there are around three times as many detached dwellings in this band as there is
attached capacity. The results show, 3,060 standalone homes are feasible in the $1.25m to $1.5m
value band, compared with 1,760 attached dwellings.

Across the higher dwelling value bands ($1.5m+) feasible capacity decreases for attached dwellings
compared to detached dwellings. Within the $1.95m+ value band only 40 attached dwelling are
commercially feasible compared to 1,710 detached dwellings.

Scenario 2: Intensification

This sub-section presents the estimated feasible capacity associated with Scenario 2 i.e., it shows the patterns

associated with the enabled intensification. The results are reported for the different growth areas within the

urban boundary, classified as ‘intensification areas’ (also referred to as polygons). Table 4-7 compares the

feasible capacity under the baseline scenario with feasible capacity estimated using Scenario 2.

The main observations relating to the intensification scenario are:

The modelling suggests that relative to the baseline provisions, between 870 and 8,340 additional
dwellings are feasible (over the long term) within these growth areas. This reflects redevelopment
capacity only. If vacant capacity is included, between 900 and 8,520 additional dwellings are feasible.
The increase is associated with the shifts around Hastings, areas HC1 through HC5 and HCC, as well as
Havelock North, area HNC3 and HNCC. The other locations’ capacity remains the same.

The largest increases (in percentage terms) are in the central areas of Hastings (HCC) and Havelock
North (HNCC). In these areas under Scenario 2, apartments (vertically attached dwellings) were
modelled. The upward shifts reflect the increased height limits which were modelled for the
intensification scenario, relative to BAU.

Table 4-8 reports the feasible capacity across different typologies and value bands, under Scenario 2. The

capacity is much less weighted towards detached dwellings, than under the BAU scenario. Under Scenario 2,
feasible capacity is almost evenly distributed, compared with 62%/38% detached/attached split under BAU.
Feasible attached capacity increases to 10,560 (from 5,880) — 4,680 additional units. Meanwhile, feasible
capacity for detached dwellings increases only slightly to 10,280 (from 9,490), an additional 790 dwellings.
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Table 4-7: Feasible Capacity in Hastings District — BAU vs Intensification
BUSINESS AS USUAL
Feasible Capacity (FC) Redevelopment Infill Vacant
Detached Attached | Detached Attached | Detached Attached
FMC1 Flaxmere 50 20 20 - 10 30
FMC2 Flaxmere 100 - 50 30 - 10
FMCC Flaxmere - - - - - -
HC1 Hastings 620 1,810 120 390 20 70
HC2 Hastings 370 1,290 70 200 - -
HC3 Hastings 540 1,030 100 260 10 30
HC4 Hastings 460 830 80 260 10 10
HC5 Hastings 670 2,190 130 460 20 70
HCC Hastings - 210 - 100 - -
HNC1 Havelock North 190 420 40 80 30 120
HNC2 Havelock North 40 170 10 30 - -
HNC3 Havelock North 250 990 50 200 - 10
HNCC Havelock North - 80 - 40 - 10
Rest of District Rest of Hastings 7,210 13,260 1,870 3,370 100 170
10,500 22,300 2,540 5,420 200 530
INTENSIFICATION SCENARIO
Feasible Capacity (FC) Redevelopment Infill Vacant
Detached Attached | Detached Attached | Detached Attached
FMC1 Flaxmere 50 20 20 - 10 30
FMC2 Flaxmere 100 - 50 30 - 10
FMCC Flaxmere - - - - - -
HC1 Hastings 750 2,800 140 460 30 100
HC2 Hastings 510 2,350 80 260 - 20
HC3 Hastings 930 2,480 150 480 20 50
HC4 Hastings 470 860 80 260 10 10
HC5 Hastings 850 3,460 180 630 30 120
HCC Hastings - 3,150 - 580 - 10
HNC1 Havelock North 190 420 40 80 30 120
HNC2 Havelock North 40 170 10 30 - -
HNC3 Havelock North 270 1,070 60 220 - 10
HNCC Havelock North - 600 - 130 - 60
RoHD Rest of Hastings 7,210 13,260 1,870 3,370 100 170
11,370 30,640 2,680 6,530 230 710
Table 4-8: Feasible Capacity by Typology and Value Band in Hastings — Scenario 2
Dwelling Values ($) Detached Attached Total
<$249k 0 0 0
$250k-$449k 0 0 0
$450k-$699k 0 0 0
$700k-$949k 930 470 1,400
$950k-$1,249k 1,170 8,020 9,190
$1.25m-$1.499m 3,450 2,060 5,510
$1.5m-$1.949m 2,960 10 2,970
$1.95m+ 1,770 0 1,770
Total 10,280 10,560 20,840
Page | 38
ITEM 4 PAGE 275



Item 4

Adoption of Draft Future Development Strategy for Notification
Napier Hastings FDS - Technical Report - Final Compiled (Attachment 4)

Other observations include:

e Under Scenario 2, the increase is associated with higher shares of attached dwellings becoming
feasible within the $950,000-$1,25m value band. Conversely there is a decrease in the share of
attached dwellings in the value band above ($1.25m-5$1.5m) compared to the baseline scenario. For
detached dwellings the distribution of feasible capacity by value band remains relatively stable.

e For attached typologies, 76% of feasible capacity is delivered within the $950,000-51,25m dwelling
value band (up from 60% under BAU). Of the attached capacity, 28% is feasible within the $1.25m-
$1.5mvalue band. Combined, these dwelling value bands represent 95% of attached feasible capacity.

e One third (34%) of feasible detached dwellings fall into the $1.25m-$1.5m value band and a further

29% are within the $1.5m-$1.95m value band.

4.2.2  Napier City

The commercially feasible capacity results for the BAU and growth scenarios, in Napier, are summarised below.

Business As Usual (baseline)

The feasible capacity for Napier City is estimated at between 2,940 detached dwellings and 80,180 attached
dwellings, under a redevelopment pathway. This drops down markedly if the infill pathway is used — detached
dwellings’ feasible capacity drops to 850 and attached capacity drops to 8,120. Table 4-9 reports the relative

distribution of the feasible capacity by zone.

Table 4-9: Feasible Capacity in Napier City by Planning zone (BAU)

Business As Usual

Feasible Capacity (FC) Redevelopment (net) Infill Vacant

Detached Attached | Detached Attached | Detached Attached

General Residential 1,770 12,020 540 1,510 220 540

Medium Density Residential 880 30,160 250 2,680 110 550

High Density 280 23,380 40 1,020 10 270

Napier Hill 10 430 20 160 20 90

City Centre 4,050 710

Town Centre 900 160

Local Centre 1,120 320

Neighbourhood Centre 10 - -

Mixed Use 7,970 1,560 210

West Quay Waterfront 140 - -

Rural Lifestyle -

Settlement

Jervoistown - - - - - -

Total 2,940 80,180 850 8,120 360 1,660

The bulk of the feasible capacity is associated with the Medium Density Residential zone, followed by the High
Density zone and the General Residential zone. The Mixed Use zone and the City Centre zone both make
important contributions to the attached-redevelopment capacity. These are also key zones in terms of the

enabled feasible capacity under the infill pathway.
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Table 4-10 presents the feasible capacity in Napier across the different value bands, under the maximum profit
approach. More detail about the spatial distribution of this capacity is presented in Appendix 7.
Table 4-10: Feasible Capacity in Napier City by Typology and Value Band (BAU)
Dwelling Values Detached Attached Total
<$249k 0 0 0
$250k-5449k 0 0 0
$450k-$699k 0 0 0
$700k-$949k 70 24,150 24,220
$950k-$1,249k 420 11,760 12,180
$1.25m-$1.499m 70 9,370 9,440
$1.5m-$1.949m 0 1,880 1,880
$1.95m+ 0 0 0
Total 560 47,160 47,720
Key observations:

e Under the BAU scenario nearly all (98.8%) of Napier’s feasible capacity is attached, some 47,160
dwellings. Detached feasible capacity is only 560 dwellings.

e Attached feasible capacity is concentrated within the $700,000-$949,000 value band with more than
half (51%) of attached dwellings in this value band. This is followed by one quarter of attached feasible
capacity (11,760 dwellings) in the next value band ($950,000-51,25m) and another 20% (9,370
dwellings) within $1.25m-$1.5m.

e Three quarters of detached feasible capacity is concentrated within the $950,000-$1,25m value band.

The balance of detached dwellings is feasible either side of this dwelling band, split equally.

Under this approach, feasible capacity is concentrated in attached dwellings. Historically, however, demand
for detached dwellings have outstripped demand for attached dwellings. While there has been a preference
shift over time, it has been slow. To better reflect these patterns, the assessment structure was adjusted to
include the assumption that detached dwellings would take preference if both typologies were feasible on the
same property. Therefore, if both a detached and attached dwellings are feasible on the same parcel, the
developer would opt for a standalone dwelling because of a potential belief that market demand is stronger
for that typology.
Table 4-11 shows the feasible capacity under this approach and highlights the point that there is feasible
capacity for detached dwellings — but the price points are higher than the attached options.
Table 4-11: Feasible Capacity in Napier by Typology and Value Band BAU (Detached Preferred)

Dwelling Values Detached Attached Total

<$249k 0 0 0

$250k-$449k 0 0 0

$450k-$699k 0 0 0

$700k-$949k 200 23,810 24,010

$950k-$1,249k 1,270 10,010 11,280

$1.25m-$1.499m 1,650 6,380 8,030

$1.5m-$1.949m 210 1,520 1,730

$1.95m+ 0 0 0

Total 3,330 41,720 45,050
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Like the pure profit maximisation approach, the feasible capacity is concentrated in attached dwellings, in the
$700,000-$949,000 value band. Under this approach, detached FC increases to 3,330 dwellings (from 560).
Half of the detached capacity is valued between $1.25m and $1.5m, with 38% in the $950,000-5$1.25m band.
Attached dwellings are concentrated in the $700,000-$949,000 value band.

In terms of spatial distribution (by planning zone) of the feasible capacity under the ‘detached preferred’
approach, the key points are:

e The detached capacity is concentrated in the GRZ (57%) and MDRZ (33%), which is as expected.

e The attached capacity is concentrated in the High Density zone (28%) and mainly apartments
(vertically attached dwellings).

e Thereisalso attached capacity within the GRZ and MDRZ, which accounts for 20% and 22% of attached
feasible capacity, respectively.

Appendix 7, Appendix 8 and Appendix 9 provide spatial breakdowns of the feasible capacity by location and
value bands under the three different approaches:

e profit maximisation,
e yield maximisation, and
e profit maximisation detached preferred.

The modelling shows, the profit maximisation approach delivers feasible capacity of 47,720 dwellings across
both detached and attached typologies, with just over half (51%) of that in the $700,000-$949,000 value band.
Like the spatial distribution of total feasible capacity, within this value band, capacity is concentrated in Napier
Central and Nelson Park. The modelling indicates that Taradale South and Taradale Central exhibit large shares
of feasible capacity for dwellings within the $950,000-$1.25m value band, as does Taradale Central within the
$1.25m-$1.5m value band. Capacity with the highest value band ($1.5m-$1.949m) is dispersed across a few
locations.

Under the yield maximization approach, there is estimated feasible capacity for 82,920 dwellings but nearly
all of it (99%) is attached dwellings. Feasible capacity under this approach is considerably higher than the profit
maximization approach, a 74% increase (attached and detached combined). A larger share (60%) of dwellings
is concentrated within the $700,000-$949,000 value band, compared to 51% under profit maximation. The
increase is associated with shifts in capacity across all locations (where capacity exists). The next value band
(5950,000-51.25m) exhibits a mix of both positive and negative shifts across locations.

The positive locational shifts outweigh any reductions in capacity, which sees an overall increase of 103%
within this value band, relative to the profit maximation approach. The share and quantum of feasible capacity
within the higher value bands ($1.25m+) are reduced (-22% or -2,540 dwellings) under the yield maximation
approach. Spatially, feasible attached capacity is concentrated in Nelson Park (11%) and Napier Central (9%)
and detached capacity is distributed across various locations with no notably high concentrations anywhere.
This is largely due to the low level of feasible detached capacity delivered under this approach.

Under the third approach, ‘profit maximization detached preferred’ approach, there is estimated feasible
capacity for 45,045 dwellings of which 93% (41,720 units) is attached dwellings. While this approach delivers
a lower level of total feasible capacity than the other two approaches, it delivers much greater numbers of
detached capacity, 3,325 dwellings compared with 560 and 90. Similar to the other two approaches, capacity
is concentrated in the $700,000-$949,000 value band (53%). In terms of spatial distribution, feasible capacity
is concentrated in Napier Central (14%) and Nelson Park (13%) SA2s. Detached capacity under this approach
is concentrated in Meeanee-Awatoto (12%) and Taradale Central (10%).
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4.3 Potential Development Capacity

The penultimate step in assessing the sufficiency of the different scenarios is to translate the commercially
feasible capacity into potential development capacity (PDC). PDC is equivalent to the realistically expected to
be realised (RER) capacity but is slightly different because it reflects the uptake rates that are required to
ensure that demand is met. RER reflects the probability that a development could occur, and PDC reflects
what share of the feasible capacity should occur to accommodate the estimated demand.

The process assumes that a portion of the available (feasible) capacity that will be developed is influenced by
demand. Several factors are considered, including:

e the potential level of demand in each price band,

e the value band distribution of the existing residential estate,
e development patterns, and

e |ocation preferences.

Importantly, the PDC reports one possible future outcome, and it should not be equated as the only possible
future. There are many possible outcomes that could eventuate. Crucially, the spatial distribution of these
development opportunities which are taken up, is fluid and difficult to project — underlining uncertainty and
complexity in urban development processes.

4.3.1 Hastings District

The PDC for Hastings is presented based on several considerations, including the value of the existing
residential estate. The current estimate forms part of the housing market and can accommodate a portion of
household preference through market churni.e., as households move between shift between dwellings. Some
of these shifts are to new dwellings (new builds) and some are between existing dwellings. As mentioned,
when estimating PDC, several factors are considered, including the existing estate. Appendix 10 provides basic
information about the existing estate, specifically the anticipated distribution of the estate over the long term.
Using current values (Capital Value), the weighted average value of the estate (per dwelling) is $603,000.
Over the long term, the values more than double and the future value of the current estate is estimated at
$1,3m (in nominal terms). Around half of dwellings (55%) are valued between $600,000 and $1.4m (in nominal
terms).

As part of the PDC assessment, two potential future growth (demand) patterns within Hastings are tested —
these are in line with the scenarios described earlier. Each pattern allocates a different share of demand to
brownfield and greenfield areas. The total demand that is allocated remains the same across both scenarios.
The tested patterns are:

e Anurban expansion pattern which is largely consistent with historical development patterns, assumes
that over the long-term (2022-2052):
o 40% of demand is met within brownfield areas through intensification, and
o 60% is met within the identified greenfield areas.
o Historically®®, around 62% of growth occurred in greenfield areas.
e An urban intensification pattern, where a higher share of demand is allocated to the existing urban
(brownfield) areas. This assumes that:
o 60% of the total long-term demand (2022-2052) is met through intensification and

472022-dollars
48 25-year average
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o 40% within the greenfield areas.
This PDC reports the share of capacity that must be taken up within the existing urban environment to meet
the projected urban area demand. This is not to say newly formed households will live in new houses, but the
additional number of households (total) is used to assess whether the PDC across the district is sufficient to
accommodate growth. The required capacity take-up (supply) is shown for both the urban expansion and
urban intensification (demand) patterns, across the two modelled FDS scenarios (baseline and intensification).
Table 4-12 presents the PDC under the BAU scenario and Table 4-13 shows the results for Scenario 2.
It is important to note that the PDC is informed by the assumed housing demand patterns. Commercial
developers will not provide housing for which they cannot see anticipated demand. The total level of PDC is
therefore similar across the BAU and growth scenarios, but fluctuates between the demand scenarios. Urban
expansion results in lower levels of brownfield demand and subsequently, lower PDC. Conversely, the urban
intensification scenario results in higher levels of brownfield demand, and thus higher levels of PDC.
Table 4-12: Long-term Potential Development Capacity — Baseline Scenario (BAU) — Hastings
Urban Expansion
Dwelling Values Share to be realised Potential Development Capacity
Detached Attached Detached Attached Total
<$249k - - - - -
$250k-$449k - - - - -
$450k-$699k = = = = =
$700k-$949k 90% 85% 840 370 1,210
$950k-51,249k 75% 10% 800 355 1,155
$1.25m-$1.499m 25% 8% 765 135 900
$1.5m-$1.949m 1% 1% 30 5 35
$1.95m+ 1% 1% 20 0 20
Sub-total 2,455 865 3,320
Other potential capacity Retirement Village Units 350
Non-market Housing 270
Total Potential Capacity 3,940
Brownfield Demand incl. Margin 2,770 1,070 3,840
Difference (sufficient if >0) 100
Urban Intensification
Dwelling Values Share to be realised Potential Development Capacity
Detached Attached Detached Attached Total
<$249k - - - - -
$250k-$449k - - - - -
$450k-$699k - - - - -
$700k-$949k 100% 80% 930 345 1,275
$950k-$1,249k 85% 25% 905 885 1,790
$1.25m-$1.499m 60% 10% 1,835 180 2,015
$1.5m-$1.949m 3% 3% 85 5 90
$1.95m+ 3% 3% 50 0 50
Sub-total 3,805 1,415 5,220
Other potential capacity Retirement Village Units 350
Non-market Housing 270
Total Potential Capacity 5,840
Brownfield Demand incl. Margin 4,170 1,610 5,780
Difference (sufficient if >0) 60
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Table 4-13: Long-term Potential Development Capacity — Intensification (Scenario 2) - Hastings
Urban Expansion
Dwelling Values Share to be realised Potential Development Capacity
Detached Attached Detached Attached Total
<8249k - - - - -
$250k-$449k - - - -
$450k-$699k - - - - -
$700k-$949k 90% 80% 840 375 1,215
$950k-$1,249k 70% 5% 820 400 1,220
$1.25m-$1.499m 20% 5% 690 105 795
$1.5m-$1.949m 1% 1% 30 0 30
$1.95m+ 1% 1% 20 0 20
Sub-total 2,400 880 3,280
Other potential capacity Retirement Village Units 350
Non-market Housing 270
Total Potential Capacity 3,900
Brownfield Demand incl. Margin 2,770 1,070 3,840
Difference (sufficient if >0) 60
Urban Intensification
Dwelling Values Share to be realised Potential Development Capacity
Detached Attached Detached Attached Total
<$249k - - - - -
$250k-$449k - - - - -
$450k-$699k - - - - -
$700k-$949k 85% 75% 790 350 1,140
$950k-$1,249k 80% 12% 935 965 1,900
$1.25m-$1.499m 55% 7% 1,900 145 2,045
$1.5m-51.949m 3% 1% 90 0 90
$1.95m+ 3% 1% 55 0 55
Sub-total 3,770 1,460 5,230
Other potential capacity Retirement Village Units 350
Non-market Housing** 270
Total Potential Capacity 5,850
Brownfield Demand incl. Margin 4,170 1,610 5,780
70

Difference (sufficient if >0)

** Non-market housing is 10% of additional feasible capacity (in S700k-$949k value bands) in Hastings.

These tables show the shares of capacity across different value bands that are required to be taken up (by
developers) to satisfy ‘brownfield demand’, i.e., the portion of urban demand which is expected to be satisfied
through intensification (brownfield development). Because the total urban demand remains the same, the
potential development capacity (total) remains similar.

There is an assumption that that the retirement village sector and social housing providers would also
contribute to the housing market, and satisfy a portion of demand. A high-level discussion on the retirement
sector is included in section 3.3.1. Between 2001 and 2022, on average, 35 retirement units were consented
annually across Hastings district. It is acknowledged there was a recent lift in activity by this sector. However,
as a conservative estimate, we assume that the retirement sector could provide 350 dwelling units (10 years’
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worth of growth) over the next 30 years. Similarly, capacity provided by social housing providers are also
included in the assessment.

Social housing providers generally do not require as high a profit margin as commercial developers. During
the sensitivity testing, the modelling revealed that if the developer’s margin was lowered to 5% (from 20%, to
mimic the different margin requirements), an additional 45 to 2,675 dwellings, valued between $700,000 and
$950,000 are considered feasible. The range reflects typology. It becomes apparent that even with a lower
profit margin, dwellings are not feasible below $700,000 (2052 nominal terms) — this highlights the
affordability challenges that social housing providers face.

Key observations:

e The demand scenarios suggest, between 3,840 and 5,780 additional dwellings will be needed over the
long term to accommodate additional households in the existing urban area.

e As expected, slightly higher shares of feasible capacity will need to be taken up under the urban
intensification demand scenario, than under the urban expansion scenario.

e Under a baseline capacity scenario (BAU) between 3,940 and 5,840 dwellings could be developed by
the mainstream market over the next 30 years. A further 350 could delivered by the retirement village
sector and around 270 units by social housing providers (and other non-mainstream providers).

e This provides sufficient capacity within the existing urban boundary to accommodate future growth.
Keep in mind, the demand in the table includes a competitiveness margin as required under the NPS-
UD. Excluding the margin suggests, between 3,290 and 4,930 dwellings are needed over the long term
within the existing urban boundary.

Table 4-13 compares the two demand scenarios with potential development capacity under the Intensification
growth scenario (Scenario 2). As previously, the modelling shows that under the urban intensification
scenario, slightly higher shares of capacity would be needed to provide for future growth, when compared to
an urban expansion demand scenario. The main points relating to Table 4-13 are:

e Between 3,310 and 5,215 dwellings could be provided by private developers, across different price
bands. The modelling revealed that dwellings in the lower value bands are more likely to be developed
in Flaxmere. This is largely because of lower land values, which results in higher levels of feasible
capacity. Dwellings in higher value bands, are more likely in Havelock North. This mirrors current
patterns.

e Because higher levels of FC (and PEC) are delivered under the Intensification scenario, lower shares of
capacity are needed to deliver sufficient dwellings to meet future growth (demand). This is more
notable in the attached typology because the uplift in PEC (and FC) is greater in attached typology
under intensification, relative to the baseline scenario.

e Based on the demand projections, around 70% of the additional dwellings required, are standalone
homes. Under all scenario combinations, it is possible for the market to satisfy demand by typology
(attached and detached). This is subject to the non-market and retirement village segment delivering
a portion of attached housing, to bridge the gap between what the mainstream market’s potential
development capacity, and demand. It is possible for factors such as accessibility, amenity and
affordability to speed up the preference shift towards more attached dwellings, but even then, there
is sufficient feasible capacity in attached typology to accommodate the additional demand. That is,
the shares of FC required to meet demand presented here, is quite low.

The assessment shows that there are large numbers of plan enabled and associated feasible capacity across
the existing urban environment under both BAU (baseline) and Intensification (Scenario 2), which provides for
a wide range of densities in a wide range of locations. This indicates that there is large flexibility provided for

Page | 45

ITEM 4

PAGE 282



Item 4

Adoption of Draft Future Development Strategy for Notification

Napier Hastings FDS - Technical Report - Final Compiled (Attachment 4) " "4
the market. Demand under both the urban expansion and urban intensification scenarios could be
accommodated over the long term. The modelling results show that under the required uptake rates and
including the capacity associated with the non-mainstream market, there would be sufficient capacity to meet
long term demand (including a competitiveness margin), under all scenario combinations. It was beyond the
scope of this report to assess the infrastructure’s ability to accommodate the additional capacity and it is
assumed that infrastructure capacity would enable development.

4.3.2  Napier City
The PDC for Napier is presented in Table 4-14 and is based on several considerations, including the value of
the existing residential estate. Appendix 11 provides basic information about the existing estate, specifically
the anticipated distribution of the estate over the long term. Based on the rating information, the current
estate in Napier consists of 23,250 dwellings, which are mostly (88%) standalone homes. Using current values
(Capital Value), the weighted average value of the estate (per dwelling) is $620,000. Over the long term, the
values nearly double and the future value (weighted average per dwelling) of the current estate is estimated
at $1,2m (in 2052-dollars).
Table 4-14: Long-term Potential Development Capacity (BAU) — Napier
Urban Expansion
Dwelling Values Share to be realised Potential Development Capacity
Detached Attached Detached Attached Total
<$249k - - - - -
$250k-$449k - - - - -
$450k-$699k - - - _ -
$700k-$949k 80% 1% 160 240 400
$950k-$1,249k 55% 1% 700 100 800
$1.25m-$1.499m 35% 1% 580 60 640
$1.5m-$1.949m 35% 0.5% 70 10 80
$1.95m+ - - - - -
Sub-total 1,510 410 1,920
Other potential capacity Retirement Village Units 230
Non-market Housing 620
Total Potential Capacity 2,770
Brownfield Demand incl. Margin 1,850 830 2,680
Difference 90
Urban Intensification
Dwelling Values Share to be realised Potential Development Capacity
Detached Attached Detached Attached Total
<$249k = = = = =
$250k-$449k - - - - -
$450k-$699k - - - - -
$700k-$949k 95% 3% 190 710 900
$950k-$1,249k 70% 2% 890 200 1,090
$1.25m-$1.499m 60% 2% 990 130 1,120
$1.5m-$1.949m 45% 1% 100 20 120
$1.95m+ - - -
Sub-total 2,170 1,060 3,230
Other potential capacity Retirement Village Units 230
Non-market Housing** 620
Total Potential Capacity 4,080
Brownfield Demand incl. Margin 2,740 1,280 4,020
Difference 60
**Non-market housing is 5% of additional feasible capacity (in $700,000-$949,000 value bands) in Napier.
Page | 46
ITEM 4 PAGE 283



Item 4

Napier Hastings FDS - Technical Report - Final Compiled (Attachment 4)

Adoption of Draft Future Development Strategy for Notification

Around half of the current estate is valued between $600,000 and $1.3m (in 2052 dollars), 13% below that
and the balance (37%) more than $1.3m.

As in Hastings, two potential future growth demand patterns are tested as part of the PDC assessment. These
patterns reflected different shares of demand accommodated via brownfield and greenfield areas. The tested
patterns are:

e An urban expansion pattern which is generally consistent with historical patterns and assumes that
over the long-term (2022-2052):
o 40% of demand is met within brownfield areas through intensification, and
o 60% is met within the identified greenfield areas.
e An urban intensification pattern, where a higher share of demand is allocated to the existing urban
(brownfield) areas. This assumes that:
o 60% of the total long-term demand (2022-2052) is met through intensification and
o 40% within the greenfield areas.

This PDC reports the share of capacity needed within the existing urban environment to meet the projected
(as per the scenarios) urban demand. Importantly, PDC is informed by demand for housing. A commercial
developer is unlikely to undertake a new development if he/she does not see a realistic chance of selling the
development (i.e., there has to be market demand for the product). The total level of PDC therefore varies
between the demand scenarios. Urban expansion results in lower levels of brownfield demand and
subsequently, lower PDC. Conversely, the urban intensification scenario results in higher levels of brownfield
demand, and higher levels of PDC.

Key observations:

e Thefeasible capacity that underpins the PDC in this table, was estimated using a market-led approach,
i.e., opting for the development pathway that maximises profit but with a preference for detached
dwellings (Table 4-11).

e Under the urban intensification scenario, a larger portion of the growth (additional households) are
expected to be accommodated through intensification (brownfield development). Slightly higher
shares of feasible capacity would therefore need to be developed (taken up by developers) in order
to satisfy demand.

e The lack of PDC in lower value bands is a function of the absence of feasible capacity at these price
points. While we recognize that developers could adapt their product to meet demand in lower
brackets, there is a price floor that exists and there is little incentive to deliver low-margin products.
It is unlikely that mainstream developers will be supplying homes in these lower brackets without
external intervention (e.g., incentives or subsidies).

e |t is expected that non-mainstream segments of the housing market, such as the retirement sector
and social housing providers, will contribute to development capacity but this is not included in this
assessment. Similar to Hastings, we took a conservative position by assuming that the retirement
sector over the next 30 years, could provide 230 dwelling units, i.e., 10 years’ worth of growth based
on the 20-year annual average number of units.
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With reference to Hasting, this assessment covered the baseline capacity (BAU) as enabled using the proposed
PC5 planning provisions. To assist Council with preparing their FDS, B&A then designed several growth
scenarios which would contribute towards future dwelling capacity to accommodate growth in the district.
Only the intensification scenario (Scenario 2) was modelled for this report. Scenario 2 identifies specific growth
areas within the existing urban area where additional capacity could be enabled through intensification.
Scenario 2 capacity was estimated under intensification settings, using planning provisions (and assumptions)
as provided by B&A for the different growth areas. Two demand scenarios were also tested, i.e., an urban
expansion scenario which aligns with historical growth, and an urban intensification scenario, which aligns with
the councils” aim to accommodate 60% of housing growth over the next three decades through intensification.
Table 5-1 summarises the capacity assessment under a BAU and intensification scenario, and compares it with
demand under an urban intensification and urban expansion scenario.

Table 5-1: Summary of Capacity Assessment - Hastings District
an Demand arg 2022-2052 - -9,'620 = -9,.620 . 9,.620 - 9,.620
[=} N
= Capacity (supply) 3,325 3,325 3,325 3,325
z Demand (incl margin) 3,840 5,780 3,840 5,780
& Shortage/Surplus| - 515 |- 2,455 |- 515 |- 2,455
devel Detached 18,570 18,570 19,550 19,550
(net additional) Attached 56,430 56,430 67,600 67,600
= | Plan Enabled Capacity Infill Detached 3,240 3,240 3,340 3,340
E Attached 6,680 6,680 7,650 7,650
§ Detached 400 400 410 410
g Attached 570 570 760 760
; 15,370 15,370 20,840 20,840
<Z( Feasible Capacity Max Profit Detached 9,490 9,490 10,280 10,280
é Attached 5,880 5,880 10,560 10,560
® 5,220 3,320 5,230 3,280
é Max Profit Detached 3,805 2,455 3,770 2,400
2 Attached 1,415 865 1,460 880
Retirement Villages (10 years' average annual growth) 350 350 350 350
Non-market housing (5% profit margin) 270 270 270 270
Demand (incl margin) 2022-2052 |EXISTING URBAN AREA 5,780 3,840 5,780 3,840
Shortage/Surplus 60 100 70 60
The main difference between BAU and Scenario 2 is the increased height limits in central areas of Havelock
North and Hastings. The intensification scenario lifts capacity as follows:

e Plan Enabled Capacity: Scenario 2 enables between 990 and 11,360 additional dwellings
(redevelopment plus vacant capacity) relative to the baseline. The range reflects typology and shows
that the additional capacity is either 990 additional standalone dwellings or 11,360 attached dwelling
units, under Scenario 2 settings. In reality, a mixture of the typologies can be expected.

e Feasible Capacity: Under Scenario 2, between 900 and 8,520 additional dwellings (redevelopment
plus vacant capacity) are feasible over the long term. Like PEC, the range reflects typology.
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Looking beyond typologies and locations, understanding the price points at which capacity is feasible is an
important consideration because of the link to affordability. Table 5-2 compares weighted average price

points* of new capacity for each development pathway under BAU, with price points under Scenario 2.

Table 5-2: Weighted Average Price Points ($) — Hastings District

Redevelopment (net additional)

Detached

Attached
(horizontal)

Attached
(vertical)

Detached

Infill
Attached
(horizontal)

Attached
(vertical)

Detached

Vacant
Attached
(horizontal)

Attached
(vertical)

BAU

1,553,000

1,187,400

1,148,400

1,603,600

1,176,400

1,095,800

1,620,300

1,078,400

1,126,200

Scenario 2

1,545,000

1,149,500

1,142,500

1,593,200

1,123,600

1,101,300

1,575,700

1,065,100

1,120,800

Difference

-8,000

-37,900

-5,900

-10,400

-52,800

5,500

-44,600

-13,300

-5,400

Under Scenario 2 there is a focus on intensification with higher density dwellings (apartments) in and around
centres — this focus is responsible the uplift in capacity, relative to the baseline. The modelling suggests that
under Scenario 2, between 870 and 8,340 additional dwellings would be feasible (over the long term) relative
to the baseline. This reflects redevelopment capacity only. If vacant capacity is included, between 900 and
8,520 additional dwellings are feasible.

The analysis shows that across all development pathways, the average price point decreases as a result of the
enabled intensification. More capacity becomes feasible but at lower price points because smaller dwellings
(more intensive development) can be delivered. Put differently, the analysis shows that on average, the prices
under Scenario 2 are between 0.5% and 4.5% lower than under BAU, with the exception of vertical attached
infill capacity.

Further, this analysis supports the notion that enabling greater densities can provide a way for the market to
deliver affordable dwellings by shifting the typologies. The results show that under both scenarios higher
density options are on average 24% to 33% more affordable than detached dwelling.

Table 5-3 summarises the results of the capacity assessment for Napier under the baseline scenario. The BAU
scenario (baseline) estimates capacity using the PDP planning provisions. The results compare the estimated
capacity with demand under an urban intensification and urban expansion scenario. The key observations are:

e Under the urban expansion scenario, 60% of demand is expected to be met through greenfield
capacity. Under this scenario, there would be insufficient greenfield capacity over the long term if no
further greenfield capacity is made available.

e Conversely, under the urban intensification demand scenario, 40% of demand is expected to be met
through greenfield capacity. In this scenario the greenfield capacity which have been identified, would
be sufficient to accommodate growth over the next 30 years.

e Although plan enabled and feasible capacity do not vary between the two demand scenarios, potential
development capacity is different because it is informed by demand. Under the urban expansion
scenario, the demand to be accommodated within the existing urban boundaries is 2,680 dwellings.
Under the urban intensification scenario, it is 4,020.

e The PDC within the existing urban boundary therefore, under urban intensification, is estimated to be
around 3,220 and 1,915 under urban expansion. It is estimated that around 850 dwellings would be

49 These are averages and based on the type and size of dwellings which were modelled in this assessment and presented in 2052-
dollar terms.
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delivered through retirement villages and non-market (social) housing providers. This would result in
a situation where there is sufficient capacity to meet demand within the urban boundaries.

Table 5-3: Summary of Capacity Assessment - Napier City

Urban Demand (incl margin)

2022-2052

BAU (Baseline)

Urban Intensification
(40% greenfield)

6,700

Urban Expansion
(60% greenfield)

6,700

Capacity (supply)

=
o 3,325 3,325
% Demand (incl margin) 2,680 4,020
jrm}
& Shortage/Surplus 645 - 695
Redevelopment (net Detached 9,470 9,470
additional) Attached 134,040 134,040
Detached 1,505 1,505
Plan Enabled Capacity Infill ” "
= Attached 9,900 9,900
3 Detached 450 450
=
% Attached 2,230 2,230
< Max Profit (detached 5088 B
< " . lax Profit (detache
u Feasible Capacit Detached
% pacity ) etache 3,325 3,325
<z( Attached 41,720 41,720
l 3,220 1,915
3 Max Profit (detached Detached
g ez 2,165 1,505
5 Attached 1,055 410
&S Retirement Villages (10 years' average annual growth) 230 230
Non-market housing (5% profit margin) 620 620
EXISTING URBAN AREA 4,020 2,680

Demand (incl margin) 2022-2052

Shortage/Surplus|

50

85

The analysis reveals that there is sufficient plan enabled and feasible capacity to meet the expected long-term
demand for residential development in Hastings and Napier. In Hastings, the intensification scenario (Scenario
2) delivers slightly higher levels of plan enabled and feasible capacity, offering slightly more affordable housing
options. In both Napier and Hastings, potential uptake rates would need to be higher under the urban
intensification demand scenario than under urban expansion. It is worth noting that meeting intensification
targets and transitioning to attached units in Napier and Hastings, may present a challenge, and will require
considerable shifts in how local households interact with the real estate market and household’s preferences

for higher density typologies.
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Appendix 1: Identified Growth Areas
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Medium-High Future

Household Type

Detached

Current
2022
Attached

Appendix 2: Long-term Demand Outlook

Total

Detached

Hastings District Urban Demand Growth Outlook (2022-2052)

Long Term
2052
Attached

Total

Change between periods
2022-2052

Detached

Attached

Total

One Person Hhid 4,210 1,860 6,070 5,070 2,980 8,050 860 1,120 1,990

Couple Hhid 6,710 880 7,590 8,590 1,520 10,100 1,880 640 2,520

2 Parents 1-2chn 5,250 520 5,770 6,560 590 7,150 1,300 80 1,380

2 Parents 3+chn 1,860 70 1,930 2,430 120 2,540 570 40 620

1 Parent Family 3,170 450 3,630 4,110 720 4,830 940 270 1,210

Multi-Family Hhld 770 40 810 970 70 1,040 200 30 230

Non-Family Hhld 910 130 1,040 1,080 240 1,320 170 110 280

TOTAL 22,870 3,950 26,820 28,810 6,230 35,040 5,930 2,280 8,220

Household Income

Under $30,000 3,820 1,560 5,380 4,900 2,610 7,510 1,080 1,060 2,130

$30-50,000 3,680 890 4,570 4,880 1,510 6,390 1,200 610 1,820

$50-70,000 3,550 530 4,080 4,510 870 5,380 960 340 1,300

$70-100,000 4,310 380 4,700 5,430 580 6,010 1,120 200 1,320

$100-120,000 2,390 170 2,560 3,050 280 3,320 660 100 760

$120-150,000 2,100 150 2,250 2,720 240 2,950 620 90 710

$150,000+ 3,020 270 3,290 3,330 140 3,470 310 - 120 180

TOTAL 22,870 3,950 26,820 28,810 6,230 35,040 5,940 2,270 8,220

Share %

One Person Hhld 16% 7% 23% 14% 9% 23% 11% 14% 24%
Couple Hhid 25% 3% 28% 25% 4% 29% 23% 8% 31%
2 Parents 1-2chn 20% 2% 22% 19% 2% 20% 16% 1% 17%
2 Parents 3+chn 7% 0% 7% 7% 0% 7% 7% 1% 8%
1 Parent Family 12% 2% 14% 12% 2% 14% 11% 3% 15%
Multi-Family Hhld 3% 0% 3% 3% 0% 3% 2% 0% 3%
Non-Family Hhid 3% 0% 4% 3% 1% 4% 2% 1% 3%
TOTAL 85% 15% 100% 82% 18% 100% 72% 28% 100%
Under $30,000 14% 6% 20% 14% 7% 21% 13% 13% 26%
$30-50,000 14% 3% 17% 14% 4% 18% 15% 7% 22%
$50-70,000 13% 2% 15% 13% 2% 15% 12% 4% 16%
$70-100,000 16% 1% 18% 16% 2% 17% 14% 2% 16%
$100-120,000 9% 1% 10% 9% 1% 9% 8% 1% 9%
$120-150,000 8% 1% 8% 8% 1% 8% 8% 1% 9%
$150,000+ 11% 1% 12% 9% 0% 10% 4% -1% 2%
TOTAL 85% 15% 100% 82% 18% 100% 72% 28% 100%
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Napier City Demand Growth Outlook (2022-2052)

Medium-High Future Current Long Term Change between periods

2022 2052 2022-2052
Household Type Detached  Attached Total Detached Attached Total Detached Attached Total
One Person Hhid 4,730 2,210 6,940 5,530 3,220 8,750 800 1,010 1,810
Couple Hhld 7,110 940 8,050 8,530 1,450 9,980 1,420 510 1,930
2 Parents 1-2chn 4,810 410 5,220 5,520 410 5,930 710 - 710
2 Parents 3+chn 1,290 50 1,340 1,540 70 1,610 250 20 270
1 Parent Family 3,110 430 3,540 3,680 600 4,280 570 170 740
Multi-Family Hhid 570 40 610 640 50 690 70 10 80
Non-Family Hhid 1,120 80 1,200 1,210 130 1,340 90 50 140
TOTAL 22,740 4,160 26,900 26,650 5,930 32,580 3,910 1,770 5,680
Household Income
Under $30,000 4,270 1,800 6,070 5,160 2,720 7,880 890 920 1,810
$30-50,000 4,070 890 4,960 5,100 1,350 6,450 1,030 460 1,490
$50-70,000 3,440 550 3,990 4,090 800 4,890 650 250 900
$70-100,000 4,070 370 4,440 4,690 500 5,190 620 130 750
$100-120,000 2,300 170 2,470 2,720 220 2,940 420 50 470
$120-150,000 2,010 130 2,140 2,370 180 2,550 360 50 410
$150,000+ 2,570 260 2,830 2,540 170 2,710 |- 30 - 90 |- 120
TOTAL 22,730 4,170 26,900 26,670 5,940 32,610 3,940 1,770 5,710
Share %
One Person Hhld 18% 8% 26% 17% 10% 27% 14% 18% 32%
Couple Hhid 26% 3% 30% 26% 4% 31% 25% 9% 34%
2 Parents 1-2chn 18% 2% 19% 17% 1% 18% 13% 0% 13%
2 Parents 3+chn 5% 0% 5% 5% 0% 5% 4% 0% 5%
1 Parent Family 12% 2% 13% 11% 2% 13% 10% 3% 13%
Multi-Family Hhld 2% 0% 2% 2% 0% 2% 1% 0% 1%
Non-Family Hhid 4% 0% 1% 4% 0% 4% 2% 1% 2%
Under $30,000 16% 7% 23% 16% 8% 24% 16% 16% 32%
$30-50,000 15% 3% 18% 16% 4% 20% 18% 8% 26%
$50-70,000 13% 2% 15% 13% 2% 15% 11% 4% 16%
$70-100,000 15% 1% 17% 14% 2% 16% 11% 2% 13%
$100-120,000 9% 1% 9% 8% 1% 9% 7% 1% 8%
$120-150,000 7% 0% 8% 7% 1% 8% 6% 1% 7%
$150,000+ 10% 1% 11% 8% 1% 8% -1% -2% -2%

TOTAL 85% 15% 100% 82% 18% 100% 69% 31% 100%

The information illustrates the breakdown of growth in terms of household types, dwelling demand (typology)
and income levels within the urban area. These results are not discussed in this report, but is instead included
to show the data informing the assessment.
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Appendix 3: Plan Enabled Capacity in Hastings District by SA2 — Business As Usual (PC5 settings)
Redevelopment (net) Infill Vacant
Detached Attached* Detached Attached* Detached Attached*
SA2 Name
Puketitiri-Tutira 20 - 15 - 30 -
Sherenden-Crownthorpe - - - - - -
Maraekakaho - - - - - -
Puketapu-Eskdale 610 - 125 - 30 -
Omahu-Pakowhai 60 - 10 - - -
Bridge Pa 15 - 10 - 5 -
Twyford - - - - - -
Poukawa 45 - - - 5 -
Flaxmere West 90 - 30 - 30 -
Omahu Strip 30 - - - - -
Lochain Park 310 1,155 50 145 - -
Flaxmere Park 1,235 4,685 90 340 15 50
Flaxmere South 785 3,080 120 420 5 15
Irongate 5 - - - - -
Frimley 655 2,065 85 205 5 5
Camberley 490 935 115 110 5 20
Clive 25 - 15 - 5 -
St Leonards 1,500 6,640 325 1,165 20 70
Mahora 635 1,320 110 115 5 -
Raureka 965 2,400 170 325 20 50
Cornwall Park 1,145 4,475 170 475 15 20
Tomoana - - - - - -
Longlands-Pukahu 10 - 5 - 10 -
Raceway Park 595 900 75 55 10 -
Karamu 10 - 5 - 10 -
Hastings Central 40 1,900 - 240 - -
Tomoana Crossing 965 3,670 150 420 10 15
Akina Park 1,045 3,870 150 420 15 30
Queens Square 940 4,075 95 305 10 35
Mayfair 1,145 3,745 240 530 10 25
Parkhaven 680 980 100 55 5 -
Parkvale 580 840 85 55 10 5
Mangateretere 595 - 210 - - -
Haumoana-Te Awanga 50 - 35 - 10 -
Lucknow 720 2,780 135 415 45 165
Karanema-St Hill 680 1,715 125 265 10 -
Havelock North-Central 335 1,665 50 195 - 20
Brookvale - - 5 - - -
lona 540 2,390 105 315 10 25
Hereworth 270 1,145 25 80 - 5
Te Mata Hills 430 - 90 - 15 -
Havelock Hills 105 - 40 - 5 -
Kahuranaki 230 - 65 - 5 -
Total 18,585 56,430 3,230 6,650 385 555
*This can be either horizontal/vertical attached
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Appendix 4: Plan Enabled Capacity in Napier City by SA2 — Business As Usual (PDP settings)
Redevelopment (net) Infill Vacant
Detached Attached* | Detached Attached* | Detached Attached*
NAVANE]
Ahuriri 25 2,435 - 185 5 230
Napier Central - 7,825 - 1,515 - -
Bluff Hill 70 860 35 120 5 15
Marewa West 385 4,915 30 200 - 10
Marewa East 685 9,025 155 880 5 35
McLean Park 360 6,200 90 285 5 90
Greenmeadows West 590 1,760 75 135 10 15
Greenmeadows Central 405 4,300 80 465 15 40
Onekawa West 240 2,100 - 195 - -
Tamatea North 200 3,600 10 295 - -
Taradale South 470 8,200 65 575 5 5
Onekawa Central 355 7,020 25 230 10 90
Tareha Reserve 570 8,470 95 695 20 90
Meeanee-Awatoto 440 1,460 250 445 115 250
Omahu-Pakowhai - - - - - -
Taradale Central 630 6,845 55 450 10 65
Pirimai East 415 3,720 30 150 - 10
Onekawa South 485 4,630 40 140 - 15
Inlet Napier City - - - - - -
Poraiti Flat 45 1,140 - - 40 90
Nelson Park 235 11,765 20 255 - 65
Hospital Hill 90 1,125 40 125 30 110
Oceanic Hawke's Bay Region - - - - - -
Pirimai West 330 4,500 25 115 - 20
Westshore 165 650 15 35 35 55
Bay View 25 260 20 55 10 -
Taradale West 290 2,055 35 165 5 20
Tamatea West 195 4,560 10 385 - 10
Greenmeadows South 295 3,480 25 145 10 25
Maraenui 615 9,715 185 1,300 80 685
Bledisloe Park 525 6,445 50 320 15 180
Onekawa East 200 1,580 15 40 5 10
Poraiti Hills 35 - 30 - 15 -
Puketapu-Eskdale - - - - - -
Tamatea East 100 3,400 - - - -
Total 9,470 134,040 1,505 9,900 450 2,230
*This can be either horizontal/vertical attached
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Appendix 5: Feasible Capacity under Maximum Profit Approach - Hastings (BAU)

FEASIBLE CAPACITY - Max profit

$250k- $450k- $700k- $950k- $1.25m- $1.5m-
<$249k $449k $699k $949k $1,249k $1.499m $1.949m $1.95m+

Puketitiri-Tutira - - - - - - - -
Sherenden-Crownthorpe - - - - - - - -
Maraekakaho - - - - - - - -
Puketapu-Eskdale - - - - - - 4 405
Omahu-Pakowhai - - - - - - - -
Bridge Pa - - - - - - - -
Twyford - - - - - - - -
Poukawa - - - - - - - -
Flaxmere West - - - - - - - -
Omahu Strip - - - - - - - -
Lochain Park - - - 252 10 - - -
Flaxmere Park - - - 666 47 - - -
Flaxmere South - - - 340 35 - - -
Irongate - - - - - - - -
Frimley - - - 15 87 235 152 111
Camberley - - - 18 46 86 49 38
Clive - - - - - - - 14
St Leonards - - - 24 658 523 417 -
Mahora - - - 5 179 183 143 -
Raureka - - - 4 268 331 150 -
Cornwall Park - - - - 539 416 179 -
Tomoana - - - - - - - -
Longlands-Pukahu - - - - - - - -
Raceway Park - - - - 76 99 26 -
Karamu - - - - - - - 10
Hastings Central - - - 4 39 136 86 -
Tomoana Crossing - - - 20 456 312 248 -
Akina Park - - - 4 440 298 232 -
Queens Square - - - 9 414 305 186 -
Mayfair - - - - 563 308 268 75
Parkhaven - - - - 136 75 18 -
Parkvale - - - - 124 84 119 64
Mangateretere - - - - - - - -
Haumoana-Te Awanga - - - - - - - 6
Lucknow - - - - 385 178 227 84
Karanema-St Hill - - - - 20 266 116 288
Havelock North-Central - - - - 24 213 86 128
Brookvale - - - - - - - 3
lona - - - - 50 438 106 186
Hereworth - - - - 5 283 31 70
Te Mata Hills - - - - - - - 90
Havelock Hills - - - - - - - 42
Kahuranaki - - - - - - - 135

Total - - - 1,361 4,601 4,819 2,843 1,749
*This can be either horizontal/vertical attached 15,373
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Appendix 6: Feasible Capacity under Maximum Yield Approach — Hastings (BAU)

FEASIBLE CAPACITY - Max Yield

$250k- $450k- $700k- $950k- $1.25m- $1.5m-
<$249k $449k $699k $949k $1,249k $1.499m $1.949m $1.95m+

Puketitiri-Tutira - - - - - - - -
Sherenden-Crownthorpe - - - - - - - -
Maraekakaho - - - - - - - -
Puketapu-Eskdale - - - - - - 5 410
Omahu-Pakowhai - - - - - - - -
Bridge Pa - - - - - - - -
Twyford - - - - - - - -
Poukawa - - - - - - - -
Flaxmere West - - - - - - - -
Omahu Strip - - - - - - - -
Lochain Park - - - 255 10 - - -
Flaxmere Park - - - 665 50 - - -
Flaxmere South - - - 340 40 - - -
Irongate - - - - - - - -
Frimley - - - 15 120 715 485 200
Camberley - - - 20 60 180 125 100
Clive - - - - - - - 15
St Leonards - - - 35 1,070 1,650 1,180 -
Mahora - - - 5 315 350 280 -
Raureka - - - 5 405 1,065 420 -
Cornwall Park - - - - 740 1,185 505 -
Tomoana - - - - - - - -
Longlands-Pukahu - - - - - - - -
Raceway Park - - - - 165 145 25 -
Karamu - - - - - - - 10
Hastings Central - - - 5 40 175 85 -
Tomoana Crossing - - - 20 680 1,080 555 -
Akina Park - - - 5 625 805 410 -
Queens Square - - - 10 565 855 310 -
Mayfair - - - - 835 1,070 780 80
Parkhaven - - - - 155 75 20 -
Parkvale - - - - 145 220 165 70
Mangateretere - - - - - - - -
Haumoana-Te Awanga - - - - - - - 5
Lucknow - - - - 490 445 430 300
Karanema-St Hill - - - - 20 440 455 565
Havelock North-Central - - - - 25 345 330 305
Brookvale - - - - - - - 5
lona - - - - 50 900 520 575
Hereworth - - - - 5 355 160 175
Te Mata Hills - - - - - - - 90
Havelock Hills - - - - - - - 50
Kahuranaki - - - - - - - 145

Total - - - 1,380 6,610 12,055 7,245 3,100
*This can be either horizontal/vertical attached 30,390
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Appendix 7: Feasible Capacity under Maximum Profit Approach — Napier (BAU)
The results of the feasible capacity assessment for Napier are presented below under a maximum profit
approach. The capacity is reported by value band across SA2s.

FEASIBLE CAPACITY - Max profit
$250k- $450k- $700k- $950k- $1.25m- $1.5m-
<$249k $449k $699k $949k $1,249k $1.499m $1.949m $1.95m+
Ahuriri - - - 2,169 55 53 - -
Napier Central - - - 6,376 - - - -
Bluff Hill - - - 17 120 76 - -
Marewa West - - - 1,985 156 470 - -
Marewa East - - - 346 135 - - -
McLean Park - - - 286 266 507 93 -
Greenmeadows West - - - - 80 849 195 -
Greenmeadows Central - - - - 837 585 240 -
Onekawa West - - - 1,563 472 - - -
Tamatea North - - - 282 551 149 - -
Taradale South - - - 36 2,173 602 308 -
Onekawa Central - - - 654 57 650 - -
Tareha Reserve - - - 1,074 660 227 - -
Meeanee-Awatoto - - - 132 502 134 320 -
Omahu-Pakowhai - - - - - - - -
Taradale Central - - - - 1,763 1,113 365 -
Pirimai East - - - 523 438 462 - -
Onekawa South - - - 720 126 302 - -
Inlet Napier City - - - - - - - -
Poraiti Flat - - - - 293 595 192 -
Nelson Park - - - 5,537 166 254 - -
Hospital Hill - - - 3 174 205 - -
Oceanic Hawke's Bay Regi - - - - - - - -
Pirimai West - - - 294 239 374 - -
Westshore - - - 14 37 199 4 -
Bay View - - - 197 - - - -
Taradale West - - - 3 249 452 147 -
Tamatea West - - - 405 605 354 20 -
Greenmeadows South - - - 52 602 270 - -
Maraenui - - - 604 226 - - -
Bledisloe Park - - - 691 565 220 - -
Onekawa East - - - 171 92 90 - -
Poraiti Hills - - - - - - - -
Puketapu-Eskdale - - - - - - - -
Tamatea East - - - 86 537 250 - -
Total - - - 24,220 12,176 9,442 1,884 -
47,722
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Appendix 8: Feasible Capacity under Maximum Yield Approach — Napier (BAU)
The results of the feasible capacity assessment for Napier are presented below under a maximum yield
approach. The capacity is reported by value band across SA2s.

FEASIBLE CAPACITY - Max Yield
$250k- $450k- $700k- $950k- $1.25m- $1.5m-
<$249k $449k $699k $949k $1,249k $1.499m $1.949m $1.95m+
Ahuriri - - - 2,223 57 50 - -
Napier Central - - - 7,756 - - - -
Bluff Hill - - - 135 122 67 - -
Marewa West - - - 3,807 117 410 - -
Marewa East - - - 353 134 - - -
McLean Park - - - 2,511 151 484 95 -
Greenmeadows West - - - - 130 1,133 182 -
Greenmeadows Central - - - - 3,485 367 122 -
Onekawa West - - - 1,617 472 - - -
Tamatea North - - - 877 542 131 - -
Taradale South - - - 205 7,091 282 163 -
Onekawa Central - - - 4,972 19 136 - -
Tareha Reserve - - - 3,327 534 189 - -
Meeanee-Awatoto - - - 160 681 161 323 -
Omahu-Pakowhai - - - - - - - -
Taradale Central - - - - 5,508 852 262 -
Pirimai East - - - 1,741 382 354 - -
Onekawa South - - - 2,241 103 109 - -
Inlet Napier City - - - - - - - -
Poraiti Flat - - - - 293 585 222 -
Nelson Park - - - 8,791 68 87 - -
Hospital Hill - - - 136 188 192 - -
Oceanic Hawke's Bay Regid - - - - - - - -
Pirimai West - - - 2,287 190 190 - -
Westshore - - - 14 26 202 25 -
Bay View - - - 261 - - - -
Taradale West - - - - 1,519 325 94 -
Tamatea West - - - 982 1,032 301 7 -
Greenmeadows South - - - 757 542 251 - -
Maraenui - - - 645 239 - - -
Bledisloe Park - - - 2,607 431 172 - -
Onekawa East - - - 812 88 13 - -
Poraiti Hills - - - - - - - -
Puketapu-Eskdale - - - - - - - -
Tamatea East - - - 255 514 248 - -
Total - - - 49,472 24,658 7,291 1,495 -
82,916
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Appendix 9: Feasible Capacity under Profit Maximisation Detached Preferred Approach — Napier
(BAU)

The results of the feasible capacity assessment for Napier are presented below under a maximum profit
approach with detached capacity given preference when both typologies are feasible on a parcel. The capacity
is reported by value band across SA2s.
FEASIBLE CAPACITY - Max profit (Detached Preferred)
$250k- $450k- $700k- $950k- $1.25m- $1.5m-
$449k $699k $949k $1,249k $1.499m  $1.949m $1.95m+

Ahuriri - - 2,169 55 32 - -
Napier Central - - 6,376 - - - -
Bluff Hill - - 17 104 71 - -
Marewa West - - 1,985 152 364 - -
Marewa East - - 308 132 - - -
McLean Park - - 275 259 412 91 -
Greenmeadows West - - - 80 743 182 -
Greenmeadows Central - - - 836 438 205 -
Onekawa West - - 1,563 235 - - -
Tamatea North - - 282 545 136 - -
Taradale South - - 36 2,158 509 275 -
Onekawa Central - - 654 46 545 - -
Tareha Reserve - - 1,074 551 186 - -
Meeanee-Awatoto - - 61 382 105 302 -
Omahu-Pakowhai - - - - - - -
Taradale Central - - - 1,725 888 324 -
Pirimai East - - 523 425 414 - -
Onekawa South - - 718 124 277 - -
Inlet Napier City - - - - - - -
Poraiti Flat - - - 291 569 191 -
Nelson Park - - 5,512 164 205 - -
Hospital Hill - - 3 145 163 - -
Oceanic Hawke's Bay Reg - - - - - - -
Pirimai West - - 269 221 322 - -
Westshore - - 14 32 161 4 -
Bay View - - 197 - - - -
Taradale West - - 3 245 392 140 -
Tamatea West - - 405 590 340 18 -
Greenmeadows South - - 51 511 251 - -
Maraenui - - 579 186 - - -
Bledisloe Park - - 690 465 180 - -
Onekawa East - - 161 87 74 - -
Poraiti Hills - - - - - - -
Puketapu-Eskdale - - - - - - -
Tamatea East - - 86 532 247 - -

Total - - 24,011 11,278 8,024 1,732 -

45,045
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Appendix 10: Existing estate — Hastings

The figure shows the size (dwelling count) and value of the current urban estate. This information is based on
the available rating data. To make it comparable with the ‘new’ capacity, the values are provided in 2052-
dollars. Based on the rating information, the current estate in Hastings consists of nearly 20,000 dwellings,

which are mostly (95%) standalone homes.

Hastings Current Estate (2052-dollars)
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According to Census 2018 information, the estate was close to 31,000 dwellings in 2018. It is not our intent

to report on the reasons for the difference, but we acknowledge that Census i

nformation includes dwellings

outside of the urban boundary, and there is some uncertainty about the way rating information record

individual dwelling unit counts.
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Appendix 11: Existing estate — Napier

The figure presents the existing estate in terms of size (dwelling count) and value, according to the available
rating data. To make it comparable with the ‘new’ capacity, the values are provided in 2052-dollars.

Napier Current Estate (2052-dollars)
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Executive Summary

The following report presents an analysis of forecast demand-growth for retirement village housing in the
Napier-Hastings area over the next 30 years, to 2053. This is one of a number of sub-reports prepared in
support of the current (2023) Future Development Strategy (FDS). The key findings of the report are:

1. The New Zealand / Hawke’s Bay population is undergoing a fundamental compositional change as a
growing percentage of the population passes into retirement age. Within the next 30 years the
number of people aged 65+ will increase by 60%; those aged over 75 will double; and the number of
people aged 90+ will more than treble. This trend will also continue and intensify beyond the 30-year
projection period.

2. Asthis happens, more people will be looking to move from their existing family home and into housing
that is better suited to their ageing needs. This will be typically toward smaller, easier-care housing,
suitable for one or two occupants, that is warm and secure and preferably among like-minded people.
One of the options for doing so will be to move to a retirement village.

3.  Most of the larger retirement villages currently have a minimum age limit of 70 but the majority of
people entering these villages are over 75. We have therefore assumed that the future demand for
retirement village housing will largely follow the growth-trend of the 75+ age demographic but have
also factored in a 10% allowance for existing un-met demand and for the expectation of the likely
growing popularity of this lifestyle choice, including among slightly younger retirees.

4. From these assumptions we predict a future demand for 2,450 more retirement village-based
independent-living units (villas and apartments) between now and 2053. That will translate into a
demand for about 80 units per annum and new entire retirement villages, averaging 200 units, being
built at a rate of one every two-and-half years for the next 30 years.

5. Each of these future villages is liable to require at least 6 hectares and the total future land
requirement will be between 60 and 98 hectares, depending on what housing-densities can be
achieved. Current gross densities are typically around 25 units/ha but can get as high as 37/ha and we
predict that 30/units will be a reasonable future target. If so then 82 hectares will be the total
required space.

6. Future retirement villages will generally (as now) seek to establish on greenfield sites. Villages
typically require an area of about 6 hectares or more and so it is very difficult to find suitable sites
within the existing urban boundary.

7. The requirement for greenfield space encounters issues in respect of the use of productive land. It is,
however, also acknowledged that retirement villages will generally achieve housing densities that
cannot be matched by conventional subdivision. These efficiencies are further enhanced where on-
site care facilities are included. And by focusing on single and couple-only dwellings they are directly
targeting future core housing demand (80% of which is predicted to be of this type).
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10.

There will also be an accelerating demand for village-based rest-home and hospital-level care facilities.
Most (but not all) larger retirement villages have care facilities and there is currently an overall
average of about 1 care-bed per 2 independent-living units. The growth in demand for care-beds will
increase at an even faster rate than for regular dwellings due to the disproportionate growth of the
even-older (85+) age bracket. To merely keep pace with this growth, at existing service levels, will
require an estimated 2,257 more care-beds by 2053.

We expect, however, that most of the growth in demand for care-beds in future retirement villages (if
provided for) will continue to be mainly accommodated in multi-level care facilities and that this
particular growth component will not, therefore, substantially add to overall future land demand.

We have examined so-called ‘lifestyle villages’ but conclude that these are, in practice, essentially
retirement villages by another name. The often-lower minimum age of entry for ‘lifestyle’ retirement
villages will, however, have the potential to slightly widen the potential recruitment demographic and
therefore further increase the number of people seeking this form of housing. It may also have the
effect of projecting a ‘younger’ image more generally and therefore increase the willingness of people
to consider retirement villages as an attractive lifestyle choice.
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1. Introduction

This report provides an assessment of forecast demand for retirement village development in the
Napier/Hastings area over the next 30 years (to 2053). Results will be used to assist the current (2023)
Future Development Strategy (FDS) which seeks to determine and plan for future growth demands in the
Heretaunga Plains. The strategy is a combined project of the Napier City, Hastings District and Hawke’s Bay
Regional Councils.

This review arises from an awareness of the ageing of the New Zealand population and the likely effects
that this will have, in future years, on housing needs and choices. It also separately examines the
phenomenon of so-called ‘lifestyle villages’'.

The principal sources for the study have been interviews with existing local retirement village providers
(those available for interview); on-line demographic information and analytical reports from Statistics New
Zealand; along with findings from the draft Housing Development Capacity Assessment (M.E. Consulting,
September 2021). The report supersedes and updates an earlier-produced (2016) report for the
Heretaunga Plains Urban Development Strategy’.

2. An Ageing Population

The New Zealand population, like that of many other countries, is ageing. The population of the
Heretaunga Plains area is no exception to that trend. On ‘medium-high’ projections?, the number of people
aged 65 years and over in the study area is expected to increase by 18,750 (60%) between now and 2048°
while the 75+ age group will double (increasing from 14,170 to 28,840) and the number of people aged 90+
will treble.

In the context of a projected total population increase of just 30,600 (19%) in the study area over the same
period (again, based on ‘'medium-high’ projections) this represents a significant compositional change. In
essence, the increase in the number of people entering the age group of 65 years and above will be
equivalent to more than half of the projected nett increase in the population as a whole.

The ageing trend is driven by the post-war ‘baby boom’ cohort now reaching retirement age — further
compounded by declining birth rates and longer life expectancies. Therefore, not only are many more
people coming through into retirement age, they are surviving for longer within the 65+ age group. In 1950
a New Zealander aged 65 could have expected to live on average for another 14 years. In 2023, at age 65,
they can expect to live on average for another 23 years.

Nationally, by 2053 (i.e. in 30 years’ time), Statistics NZ predict that around 24% of New Zealanders will be
aged 65 and over, compared with just 17% in 2023. Another ten years beyond that, in 2063, this will have
increased to 27% of the population®. Furthermore, within the 65+ age group, an ever-increasing proportion
will be aged 85 and above. By 2063, about one in five people aged 65+ will be 85+, compared with one in
nine now’.

! Environmental Management Services Ltd (2016) Retirement Sector Housing Demand Forecasts 2016 — 2045 : A Report for the
Heretaunga Plains Urban Development Strategy.
?In this report, for consistency with other FDS reports (notably the M.E. Consulting Housing Development Capacity Assessment
2011) we will generally use ‘medium-high’ population projections. ‘Medium-high’ is taken as the mid-point between the Statistics
NZ medium and high projection scenarios.
? Statistics NZ Dataset: Subnational population projections by age and sex 2018 (base) - 2048 (data supplied Nov 2022).
: Statistics NZ Dataset: National population projections by age and sex 2022 (base) - 2073 (data supplied Nov 2022).

Ibid.
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The changing structure of the population is illustrated in the two ‘population pyramids’ in Figures 1a and
1b, below. Figure 1a shows the age structure of the population as it is now. Figure 1b shows how the
population structure is expected to look by 2055. The pyramid becomes more ‘columnar’ and top-heavy by

2055 as a greater percentage of the population enters the older age brackets.

Figures 1a & 1b : NZ Population Pyramids for 2025 and 2055
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Source: Population Pyramids of the World (PopulationPyramids.net)

The rate of growth in the older age groups, compared with that in the wider population (nation-wide), is
further illustrated in Table 1, below. The table shows ‘medium’ projections for the overall New Zealand
population and what this growth equates to as a percentage increase from 2023 onwards. Alongside are
percentage growth figures for the 65+, 75+ and 90+ age groups. The table shows that, for example, by
2053, while the national population will have increased by a modest 20%, the 65+, 75+ and 90+ age groups
will have increased by 70%, 125% and 262% respectively.

Table 1: Comparison in Projected Growth Rates : 65+, 75+ & 90+ age groups vs Population as a Whole

Total Population
NZ Total %age increase %age increase in | %age increase in | %age increase in
Year Population from 2023 65+ age group 75+ age group 90+ age group

2023 5222400 0% 0% 0% 0%
2028 5460500 5% 18% 23% 16%
2033 5679000 9% 34% 48% 51%
2038 5876400 13% 49% 76% 105%
2043 6055800 16% 57% 98% 158%
2048 6215800 19% 64% 117% 214%
2053 6348000 20% 70% 125% 262%

It is relevant also to point out that the growth in these age-brackets does not stop in 2053 but rather carries
on for at least another 20 years (as far out as the Stats NZ projections currently go). The longer term
projections indicate that by 2073 the number of people aged 65+ in NZ will have more than doubled (a
113% increase) compared with now, the number of people over 75 will have nearly trebled (a 187%
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increase) and people over the age of 90 will be nearly five times as numerous as now (a 379% increase).
This is not, therefore, a short- or medium-term phenomenon limited only to the timeframe of the present
study but rather an ageing trend that will continue for at least another 50 years beyond the present day.

3. Implications for Future Housing Demand

The projected demographic changes described above will have significant implications for future housing
development — particularly as regards the type of housing that is likely to be in demand. Specifically,
Statistics New Zealand predict that the ageing population will drive a trend toward smaller households®,
with a significant on-going growth in the number of one-person households, and with three-quarters of
that growth in one-person households involving people aged 55 years and over’. There has long been a
trend toward increasing numbers of one-person (and couple-only) households but the ageing population
will accelerate that trend.

To illustrate: At present in the combined FDS Study Area approximately 27% of households are single-
occupant (i.e. about 16,430 households)®. Between 2020 and 2050, under ‘medium-high’ projections, that
number is projected to rise by nearly 45% with the addition of another 7,030 single-person households.
Similarly, the number of couple-only households will increase by an estimated 6,860 (38%). The combined
increase in single and couple-only households will therefore equate to approximately 13,890 over the long
term projection period9.

Considering that the total projected household growth over this same period (2020 — 2050) is 17,200 new
households™, this means that the market for one-person and couple-only households will, between them,
represent the equivalent of about 80% of all total demand.

The implication is that, in future, there will be significantly more people looking for single-person and
couple-only accommodation. It is reasonable to assume that this will mean a preference for smaller
properties, including smaller lots. Furthermore, because the trend will be largely driven by people of
retirement age who are often selling up a larger family home in order to down-size, there is likely to be a
corresponding relative increase in the availability of larger old homes coming onto the market, versus that
of smaller homes. This may reduce the demand and asking-price for larger homes at the same time as the
demand for smaller single-person homes is increasing.

4. Retirement Villages as a Housing Option

One of the means of providing for smaller retirement housing will be through the development of
retirement villages. There are already a number of retirement villages and retirement / elderly care
housing complexes in the Study Area, which come in a variety of forms.

Some villages provide only villas and townhouses for ‘independent living’. These are essentially collections
of households — predominantly small to medium sized duplex units. In the larger modern up-market
villages this housing is usually built around a community centre with various recreational facilities attached
(e.g. pool, spa, gym, café, library).

® Statistics NZ (April 2013) How will New Zealand’s ageing population affect the property market? (p.9)

7 Ibid. p.8.

& ME Consulting (Sept 2021) Housing Development Capacity Assessment 2021, Tables 2-11 & 2-12, p.22 — 24.

° Note that the M.E. Consulting projection period is 2020 — 2050 (rather than 2023 — 2053). This includes a 3 year period that is
now historic but also excludes the 3 years after 2050. We have assumed that the two differences balance each other out.
RV Consulting report. Tables 2-9 & 2-10, p.22.
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Other villages are simpler, with fewer facilities, and are correspondingly lower cost. Those at the lower
price end of the market are likely to have minimal (if any) in-built community facilities other than the living
units themselves.

The standard model of ownership for a dwelling in almost all of the larger corporate-owned retirement
village is for residents to purchase a ‘license to occupy’. This entitles the owner to stay in the dwelling for
as long as they wish (or live), subject only to paying on-going management/maintenance fees and covering
basic household outgoings such as electricity. All building and grounds maintenance is taken care of as well
as very often (at the upper-end of the market) the organisation of weekly social and cultural activities for
residents.

Upon selling the unit the license-holder or their estate gets back whatever money was paid to purchase the
occupation license minus a pre-agreed ‘deferred maintenance’ fee. This is usually calculated as a
percentage of the value of the initial purchase and typically set at 10% of the initial license fee per year for
each of the first three years of occupation (i.e. up to a maximum of 30% of the initial purchase price of the
license to occupy). For the license-holder there is no capital gain on the on-sale of the unit. Any capital
gain (or loss) that does occur belongs to the operators of the village, as principal ‘owners’ of the facility.

The advantage of the ‘license to occupy’ model is that, with the village operator ultimately retaining
ownership of all land and buildings, there is an incentive on the operator to ensure a uniformly high
standard of maintenance (since any deterioration in the overall condition of the village affects the future
re-sale value of the units). It also makes possible a more professional management of day-to-day social and
cultural activities in the village. The main disadvantage, for license-holders, is that they do not get the
benefit of any capital gain on the unit they occupy and after 3 years of occupation effectively lose 30% of
their initial purchase price to deferred maintenance.

Most of the larger retirement villages also have residential care facilities attached. There can be up to four
levels of care, depending on the village, namely: (i) rest home care, (ii) long term care hospital, (iii)
dementia care and (iv) psycho-geriatric care. Care units are integrated into the village but usually
segregated in some way from the independent living villas and townhouses. In these villages the ‘license to
occupy’ model usually applies to independent living units while rest-home care units are on a daily rate —
although there has been a trend toward selling licenses to occupy for rest home suites as well (on the same
basis as independent living units).

The maximum standard fee for rest-home care in Napier-Hastings, as at 2022, is $175/day™ ($1,225/week)
but can be higher for ‘premium’ care (e.g. a more spacious unit with extra facilities). Those requiring care
can apply for government assistance but will be means-tested for eligibility and will only be eligible for a
basic care package. If on a weekly pension while receiving a care home subsidy the government retains
most of the recipient’s pension, leaving them with $98/week (out of an original $463/week). The subsidy
increases as residents are moved to higher levels of care, meaning that, in theory, no-one is excluded from
the increasing level of care they require due to affordability (although in practice an existing and worsening
national shortage of care-beds means that simply finding an available standard care-bed can be a challenge,
and the ability of an individual to pay extra, for a premium suite, may be the difference between securing a
space or not).

The advantage of an attached care facility in a retirement village is that residents who are living
independently in the village then have the option of transitioning into care within the village if their health
deteriorates. This is also reassuring for family of the resident, who are often the driving force behind
getting an elderly parent into a village, as they then know that if and when their parent’s health and/or
mobility declines to the point that they can no longer adequately look after themselves, the option will be

! Maximum allowable fees vary by region and are set by government. The stated figure is from the NZ Government Gazette.
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there (meaning, by extension, that family will not have to take on that responsibility themselves). We are
however informed that typically only 8 — 10% of ‘independent living’ residents do actually make this
transition®?. For the majority, at end-of-life, the deterioration in health happens more quickly whereby
they transfer to, and ultimately die in, a general hospital.

On-site care facilities also present an attractive option for couples where one partner needs to go into care
and the other is then able to move into a villa or townhouse in the same village — allowing them to continue
to regularly see each other.

An alternative retirement village model (Frimley Retirement Village being the only currently-completed
local example) is to establish freehold unit-titles whereby each retirement dwelling is fully owned by the
occupant and village maintenance is taken care of by a body corp, funded by contributions from unit
owners. The advantage of this model is that owners (or their estate) are able to take advantage of any
capital gain on re-sale of the unit. This means that owners are also less financially tied to the village, should
they ever want or need to move elsewhere, as the value of their asset will have been keeping pace with
house-price inflation. The disadvantage is that management of the village relies on the successful
functioning of a body corp, which is itself comprised of owners of multiple individual units, among whom
there may be divergent ideas on how the village should be run, and to what standard (in respect of the
upkeep of community facilities and grounds, and expenditure on social and cultural activities). There may
also be differing ideas and degrees of concern for the standard of maintenance of individually-owned
houses. Furthermore, these villages are unlikely to be able to offer care beds.

A further and final option for retirees is to take a pensioner flat in one of the ‘rental’ retirement villages.
These tend to be in smaller (and generally older) complexes of 12 — 50 units, usually run by non-profit
organisations, including Napier City, Hastings District Council and Masonic Trust’®. They are offered on a
weekly rental basis with rents typically set at a percentage of the government pension. The Hastings
District Council rental units, for example, are currently priced at 25% of the pension which equates to
around $178/week, plus any accommodation supplement.

The Napier and Hastings™ Councils are significant providers, with 373 and 220 pensioner flats respectively.
The Masonic Trust is another major provider with 90 pensioner rental units in Napier, Hastings and
Havelock North.

5. ‘Lifestyle’ Villages

In recent years New Zealand has also seen the emergence of so-called ‘lifestyle villages’. The implied
meaning in the description of these villages is that they are distinct from ‘retirement villages’, except that it
is not unusual for lifestyle villages to market themselves as ‘retirement communities’ and for retirement
villages to adopt the ‘lifestyle’ descriptor. So in practice there is a lot of cross-over and it is often a grey
area as to whether a particular village is a ‘retirement village’ or ‘lifestyle village’. No commonly-agreed
definition exists and there are exceptions to virtually every rule. This raises the question of whether they
really are that different at all, or just differently-marketed versions of the same thing.

One of the often-stated points of difference is that lifestyle villages tend to have a lower minimum age limit
for entry. This is commonly set at 55 whereas most conventional ‘retirement villages’ are known to have a
minimum entry age of 70.

'2 pers. comm. Retirement village management interview.

B Anglican Care Waiapu were also previously providers but have now sold up all of their pensioner properties.

" Hastings District Council have now contracted out the on-going running and maintenance of their units to Te Taiwhenua o
Heretaunga.
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On this point it is, however, important not to confuse ‘minimum age’ with ‘actual’ age. Where the
minimum age is 55, the average age across the community as a whole may well be closer to 70, or higher.
So, whichever way we look at it, these are both still retirement demographics — they just occupy slightly
different age-bands within that demographic. Certainly, even with self-described ‘lifestyle villages’, we
inevitably find that the associated marketing material is primarily aimed at retirees.

It is useful also to understand why these age limits exist and what function they are intended to serve.
Their primary purpose is to give assurance to intending entrants to a village that the buyer will be in a
reasonably like-minded community among people with a ‘mature’ outlook — no rowdy children, no partying
teens. This in turn has marketing value and a minimum age limit of 55, or thereabouts, can be considered a
reasonable point at which to achieve that ‘look-and-feel’.

This particular age limit (55) tends to be used most often in conjunction with villages that are run on a
freehold unit-title model, or similar. In this model, as explained earlier, the residents own their own units
and the village will tend to be run by some form of body corp. This means that the original developer has
no on-going stake in the village, including to any future capital gains on re-sale of units, and so the purpose
of the age limit is purely so that the village can be marketed as ensuring the sort of ‘mature’ like-minded
retirement-focused community described above.

With the 70+ age limit there is a little more to it. This is usually associated with a license-to-occupy model.
Here the intention is, again, to ensure a mutually-compatible community, as described, but the other
reason is financial. Specifically: with villages that operate on a license-to-occupy model (which is most of
the major villages) it is simply more profitable to set a higher entry age because older people are not likely
to live as long and so, with a higher average age across the village as a whole, there will be a more frequent
turn-over of residents and units. With each turn-over the village then gets to re-sell the unit, take any
capital gain on it, and claim for deferred maintenance for up to a maximum of 3 years. Beyond three years
there is no further deduction for deferred maintenance and so the incremental financial benefits for the
village provider taper off after that.

It may be recalled that up until about 10 years ago most license-to-occupy retirement villages actually had a
minimum age of entry of 65 (corresponding with the ‘actual’ age of retirement in NZ). The 70+ minimum
age limit therefore has not always existed but rather was only introduced at around that time. This was,
admittedly, a move that reflected an already-existing pattern of buyers generally being at least 70, and
mostly over 75, before moving to a village. But the underlying economic reasoning and business-model
should be clear. In essence, there is more than enough demand within the 70+ age bracket (which is also
the more profitable demographic) that existing providers do not really need to market to anyone younger.

There are still license-to-occupy villages that do have a 65+ age limit but, again, this needs to be seen in the
context of marketing and business models. For some minor providers it will suit to differentiate themselves
from the larger corporates and age-of-entry will be one of the ways to do that (and potentially charge a
premium on their units, accordingly).

Our point is that the different minimum ages of entry can be a distraction from the fact that all of these
providers — however they may choose to describe themselves — are essentially in the retirement village
business. It would be a different matter if they had no age limit at all, or if the minimum age limit was, say,
30. And that may eventually come, but it is not the case here or now. Whether the age limit is 55, 65 or
70, these are all essentially targeting a retirement demographic, and this is clearly illustrated in the
associated promotion and marketing material for all of these villages.

The same applies to other potential differences that we have examined. We have considered, for example,
if retirement villages can be distinguished from lifestyle villages by having on-site rest-home and/or hospital
level care facilities. We find, however, that there are some ‘retirement villages’ with a 70+ age limit
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(including locally) that do not have such facilities and we know of some self-described ‘lifestyle villages’ or
‘country clubs’ (at least outside of the region) that do.

Another possibility is that lifestyle villages may be described as more ‘spacious’ than retirement villages.
That is, with a lower density of dwellings and greater amounts of land set aside for green space and
community facilities. We have been unable to comprehensively test this but, if true, that still does not alter
the fact that they are fundamentally retirement communities — just with a potentially more generous use of
land.

We conclude, therefore, that in reality there is little or nothing to distinguish a ‘retirement village’ from a
‘lifestyle village’ and that in practice they can be regarded as one and the same. This will change only if and
when the minimum age of entry to ‘lifestyle villages’ is reduced to somewhere significantly below the age
of 55. At present all that we are seeing is differences in marketing and business models within the various
bands of what is still essentially a retirement demographic.

This may, however, still have implications for the future growth of retirement villages insofar as the
potential for villages with even slightly lower age limits will then broaden the overall prospective age-band
and therefore the number of people who are eligible and may then choose this style of living. By projecting
a younger image, ‘lifestyle villages’ may also, over time, have the effect of bringing about a greater general
acceptance of retirement village living as a desirable lifestyle choice. The image of retirement villages
continues to be adversely affected in some quarters by a perception that they are only for ‘worn out old-
people’. These perceptions are already changing but the introduction of ‘lifestyle’ retirement villages, with
somewhat lower entry-ages and younger projected image, may hasten the trend.

6. Historical Development of Retirement Villages

The older retirement villages in the Study Area date from the 1950’s and 1960’s. Many of these are
relatively small villages of between 12 and 50 units, often surrounded by other residential housing, in some
cases because the other housing has grown up around them, and in other cases because they just happen
to have been originally built on spare pieces of urban land (for example, surplus church land, in the case of
some former Anglican Care properties). These villages were typically built by non-profit organisations, such
as church-based organisations, Masonic Trusts or local Councils to serve a social housing need for the
elderly. Government subsidies for these kinds of developments were available around this time.

The newer and generally larger retirement villages constructed in the last 20 — 30 years tend to have been
built on a more commercial model. These are mostly located on the outskirts of the urban areas, in the
new suburbs, where sufficiently large parcels of land can be found. The greater commercial focus steers
these villages toward the upper end of the retirement housing market. Intending buyers will need to have
reasonable savings and/or the proceeds from the sale of a moderately high value mortgage-free family
home in order to purchase a license to occupy.

These larger, more recent villages will typically have 150 — 250 dwellings. The single largest village is Mary
Doyle in Havelock North, established in 1997, and now with 272 independent living villas and apartments
(in addition to 158 care beds). Larger villages have the advantage of an economy of scale, with enough
units to support a full-time on-site office, community centre, recreational facilities and permanent full-time
grounds maintenance staff. This contrasts with the smaller, older villages, with 12 — 50 units, where
management and maintenance services usually have to be shared between villages and has to be mobile.

Frimley Village in Hastings is, as yet, still the only completed example of a village built on the unit-title /
body corp model. This development commenced in 2013 and now comprises around 66 units. The unit-
title system is presented as an alternative to the ‘license to occupy’ model offered by the larger retirement
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village companies and has the advantage that those buying into the village are able to retain any capital
gains on their dwelling and are not charged for depreciation. The disadvantage, as discussed earlier, is that
there is not usually a centralised professional management of unit-title villages, which are instead run on a
day-to-day basis by a body corp. There are, therefore, trade-offs either way.

Frimley is the one example locally that does not explicitly refer to itself as a ‘retirement village’ and has a
55+ minimum age limit and which therefore might be regarded as a ‘lifestyle’ village rather than a
retirement village. The village describes itself as a ‘Lifestyle Village’ and elsewhere as a ‘Village Lifestyle
Community’ and pitches to people over the age of 55 who are either “still working, facing retirement, active
in retirement or settling into retired life”. It is therefore open to interpretation but we would suggest that it
is still primarily a retirement village, as the marketing implies, and as discussed in the preceding section.
Our understanding from interviews is that only about 4 of the existing 66 units have residents below the
age of 60 and that the average age is estimated to be between 70 and 75.

7. Motivations for Shifting to a Retirement Village

For most people the decision to buy into a retirement village does not happen immediately upon reaching
the age of 65. According to interviews with village providers the ‘typical’ age at which people move is
between 75 and 85. The major retirement village companies no longer even accept people into their
villages below the age of 70 — although, as we have explained earlier, the tendency for people to delay until
75 or older pre-dates even this policy.

When defining the ‘retirement village demographic’, therefore, the 65 — 70 age group is generally not
relevant for most existing analysis. Even the 70 — 75 age group has relatively low numbers of people in the
majority of retirement villages. The primary retirement village demographic is 75 years and over.

The decision to move may come as a result of a health scare, or with a gradual run-down in health and
mobility, or the loss of a spouse. Prior to this, in the period after turning 65, most retirees are likely to be
relatively healthy and perfectly comfortable remaining in the family home. They may not have even retired
(and indeed, with the likelihood of future rises in the minimum age of entitlement to NZ superannuation —
currently 65 — the need and expectation of remaining in work beyond this age is only likely to increase).

For people on lower incomes the choice is more limited. If they have no family home to sell, and few if any
savings, they will not be able to afford to buy a unit in any of the retirement villages but may be successful
in finding affordable pensioner rental accommodation in one of the purely rental villages such as those
provided by Napier City and Hastings District Council. The motivations for moving may also be partly a
financial imperative — for example where a spouse dies, leaving the income from just one pension to cover
the rent of a larger home.

Women are more likely to move than men and make up an average of two-thirds (or more) of residents in a
typical retirement village. This is in part because women simply live longer. It is also because, with the
death of a husband, women may feel vulnerable and unsafe living alone in the family home, and/or find
that they have difficulty ensuring proper maintenance and care with tasks such as lawn-mowing and repair-
work that are traditionally done by men. Women are possibly also more willing than men to acknowledge
the need for company and social interaction, which retirement villages offer, and which can be missing for
an older person living alone at home (accentuated by limited mobility and, with advancing age, a shrinking
pool of friends).

Another common scenario is for a couple to move to a retirement village once one or other partner needs
to go into full-time care, if there is a care facility attached, thereby allowing the couple to remain together
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and visit each other easily on a daily basis. Or they may begin to foresee the need for one or other to go
into care and therefore move to a village that has these services if and when required.

Others simply move to a retirement village as an attractive ‘lifestyle choice’. Modern villages, in particular,
are configured to provide comfortable living and plenty of social contact (both organised and informal) with
an active social scene. Those moving into a village will often have friends who are already there. The major
retirement village companies actively encourage visitors, which allows outsiders to better understand what
villages are really like, and to see for themselves what the lifestyle has to offer.

This changing and far more positive perception of what villages are like, in contrast to stereotypical images
of the past, will only be likely to further increase the level of interest in retirement villages as a choice for
older people — potentially also leading to more and comparatively younger people aspiring to this way of
living as a lifestyle option. We are aware, for example, that in one of the newest villages, still under
construction in Napier, the current average age is reported to be 73 years old. That compares with an
average age of around 83 in most other existing retirement villages in the region. The age difference will
be at least partly explained by the fact that this is a new cohort coming into a new village (with that cohort
then expected to age together over time) but it is also conceivable that more people of younger retirement
age are seeing the possibility of the lifestyle. The village in question has extensive facilities (including an
indoor pool, cinema, social clubs etc) and would probably work well for people of any age who want to live
in this type of community where all maintenance is taken care of and where they can, if they wish to travel,
just ‘lock and leave’.

What this suggests is that even though we already know that we have a large and rapidly-growing target
demographic in the 75+ age group, the age range and therefore the ultimate size of that demographic
could potentially enlarge even further into the future. In our discussion of so-called ‘lifestyle villages’ we
have also referred to this and indeed the somewhat younger image of lifestyle villages may prove to be yet
another factor in changing broader perceptions. Therefore, although the projections and predictions in this
report are primarily based on forecasts for people over the age of 75, we need to be aware that such
projections could be under-estimates of future growth in the demand for retirement village living as these
changes of perception and a growing popularity and acceptance of this form of living becomes factored in.

8. Existing Supply and Occupancy of Retirement Village Housing

The existing supply of retirement village housing in the Heretaunga Plains area currently comprises an
estimated 2,530 villas, apartments and rental flats, of which approximately 1,847 are independent-living
villas and apartments (mainly in licence-to-occupy tenure) and the remaining 683 are lower-end rental
flats.

Most of the larger villages also provide rest-home and hospital-level care as another form of
accommodation and there are currently around 1,063 such care beds of various kind attached to
retirement villages within the study area. These are generally single-room hospital-style units within
purpose-built care facilities.

A detailed table summary for all of these figures is attached as Appendix A.
The rate of occupation of villas and apartments averages around 1.4 people per dwelling’® and for the

mostly Council-run pensioner rental flats the rate is estimated to be more like 1.2 people per flat. The
occupation rate for care-beds is 1.0.

15 " " . .
Based on a sample of retirement villages for which resident numbers are known.
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From these numbers we can estimate that altogether there are likely to be around 4,500 people in some
form of retirement village accommodation in the study area at present, including village-based care beds.
This includes approximately 2,585 people in villas and apartments; 820 in rental pensioner-flats; and the
remaining 1,063 in various levels of care.

If, according to Statistics NZ data, the local (Napier/Hastings) 75+ population is presently around 14,050
people then, from the figures above, that means about 32% of those people are likely to be in some form of
retirement village accommodation (including rentals and care facilities). Those living in independent villas
and apartments in the larger corporate retirement villages or in unit-title developments will account for
18% of that demographic.

New villas and apartments are currently being sold more-or-less as soon as they come available and may
therefore be considered to be fully-utilised. The same applies to rental units and care—beds, which are
both over-subscribed with long waiting lists.

9. Future Growth Projections

As discussed in earlier sections: over the coming 30 years we will see a significant increase in the number of
people (and percentage of the overall population) entering retirement age. In that period the number of
people in the study area aged 65 and over will increase by around 60%; the number aged over 75 will more
than double (increasing by 104%); and the number aged 90 and above will treble.

Many of these people will be looking to down-size, particularly when, as now, they get beyond the age of
75. Based on existing patterns we would expect about that one-in-three people aged 75 years and over will
be wanting or needing to move from their existing home and into some form of retirement village
accommodation, if they have the means and ability to do so. As the size of this age-demographic increases
between now and 2053, and beyond, there will be a corresponding increase in the demand and supply of
such housing.

We believe that the demand will, however, only translate into the further development of certain forms of
retirement village. Specifically, we anticipate that there will continue to be a strong demand and growth
among corporate-run villages built on the license-to-occupy model and, to a lesser-extent, villages designed
around a unit-title system of tenure. But we foresee that there will be little or no further increase in the
number of villages that are built on the historic pensioner-rental model.

Rent-based villages presently account for about 27% of all retirement village accommodation in the Napier-
Hastings area and the units within them are in high demand with long waiting lists. But the problem with
this form of village is not the level of demand from end-users but rather the economics of building and
running them. Hence the reason that there have been practically no new rent-based retirement villages
built in the area for nearly 40 years and why we do not expect any significant change in that situation as we
look forward. The existing stock of rentals is a legacy of earlier times and economic circumstances and will
continue to be in high demand among those needing this type of housing but we cannot see any significant
number of new entire villages of this type being constructed.

This is not to say that pensioner rentals will no longer be built. It is likely that Kainga Ora, for example, will
continue to provide this type of low-cost housing. But if so, it is more likely that this will in future occur as
dispersed developments of individual or clustered units, wherever suitable space happens to be available,
rather than as ‘villages’ per se. This suggests that the future growth of low-income pensioner housing will
be more in the nature of ‘general’ housing and will not necessarily require the acquisition of large singular
greenfield sites. For the purpose of the following projections, therefore, insofar as our focus is exclusively
on the future growth of retirement villages, we are disregarding this village form.
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A consequence of this assumption is that (compared with our 2016 projections) we are now confining our
growth projections to a narrower range of village types and therefore a smaller starting-base of 1,957 units
(versus 2,640 units if rentals were included). We are assuming also that, because the rental and non-rental
villages are essentially two different and un-connected markets, none of the on-going un-met demand for
pensioner rental housing will be transferred to the license-to-occupy and/or unit-title forms.

From this starting point we have used the forecast rate of growth of the 75+ age-demographic (as supplied
by Statistics NZ) to project forward the corresponding number of retirement village units (villas and
apartments) that will be required to maintain the existing balance of supply-and-demand for such units as
exist at the present time. The results (using medium-high projections) are as presented in Table 2, below.

Table 2 : Forward-projected demand for Retirement Village Villas & Apartments (based on med-high projections)

Retirement village villas & apartments (only) required in Nett Increase in Number of Villas &
Year future to maintain existing balance of supply and demand Apartments required (post-2023)
2023 1957 0
2028 2391 434
2033 2782 825
2038 3259 1302
2043 3526 1569
2048 3983 2026
2053 4182 2225

What the results show is that over the next 30 years, to 2053, if all other things remain equal, we can
expect there to be demand for approximately 2,225 more retirement villas and apartments to be built
within new and existing retirement villages. If so, this will equate to the building of an average of 74 units
per year or roughly 13% of all future projected housing development in the Heretaunga Plains area over the
next 30 years”).

This prediction is, however, likely to be conservative insofar as it assumes that the proportion of the
population that chooses to move to a retirement village will remain constant over time. In this case we
have assumed that these will generally be people in the 75+ age group and that, within this demographic,
about 18% of people (the same as now) will typically make the move. But as retirement villages continue
to improve in terms of, for example, the range of facilities they have to offer, and as the community at large
becomes increasingly aware of the potential attractions of the lifestyle — away from past stereotypes — then
it is entirely conceivable that an ever-growing percentage of people over the age of 75, as well as younger
retirees (70 to 75), will begin to look on this as a desirable lifestyle choice. The emergence of so-called
‘lifestyle villages’, with potentially lower minimum ages of entry (and slightly younger image), could expand
that demographic even further.

Note also that these projections also do not explicitly take account of any existing un-met demand for
retirement village housing. This is hard to estimate but what we do know is that presently all retirement
village units are being taken up more-or-less as quickly as they are being built and that even in the current
housing down-turn there is a continuing high interest from intending buyers.

' The figures for 2053 have been extrapolated from nation-wide trends. Statistics NZ regional level data projects no further
forward than 2048 whereas national trend projections extend as far forward as 2073. We have therefore assumed, for the last 5
years of the projection in this table that the regional (Napier/Hastings) trend follows the national trend.

v Assuming a total future increase of 17,200 more residential units over the same period, as predicted in the M.E. Consulting
report: Housing Development Capacity Assessment 2021.
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Allowing for these two factors (namely: anticipation of a growing general interest in retirement village living
over time and existing un-met demand) we believe that another 10% could easily be added to these
projections. If so then the total future demand over the next 30 years would fall more in the region of
2,450 future villas and apartments — equating to the construction of roughly 80 new retirement village
units per annum over that period.

A potential constraint on this growth, other than land availability, may be the ability of people to sell their
existing family home in order to free up funds to buy into a village. We have mentioned earlier in this
report that it is likely that the difference in price between a large older home and a smaller (but newer)
retirement village unit will probably narrow over time. This will eventually mean that people who are
intending to move to a retirement village won’t necessarily have as much money left over from the sale of
their existing home. For some, this may then influence whether they can afford to move at all.

10. Care Beds

Although this report is primarily focused on the future demand for retirement village housing, in the form
of villas and apartments, we think it is also useful to consider what the future demand for care-beds will
look like. There are, as explained in Section 4 of this report, various levels of rest-home care and it is
common for retirement villages to offer these services in addition to independent living-units. This too has
implications for village space requirements — both current and future. At present, across all of the
retirement villages in the Napier-Hastings area, there are approximately 1,063 such care-beds.

The demand for this type of accommodation and care, like that of villas and apartments, is also certain to
grow as the population ages. In fact, because the likelihood of needing rest-home level care increases with
advancing age, and because the ‘average’ age even among the retired age-group is trending upward, the
need for such care will rise disproportionately over time.

At the very least we can expect the demand for care-beds to follow the same pattern of increase as that for
the over-75’s (i.e. more or less doubling between now and 2053). That would keep the number of village-
based care-beds in about the same proportion to the number of regular housing units as exists now. But in
all probability it will grow faster than this as we see even greater increases in the older age brackets (for
example a trebling in the number of people aged 90+). It is in these still-older age-groups that the main
demand for care-beds actually occurs.

The larger uncertainty is that ultimately it will be up to the retirement villages themselves to decide just
how far they want to go into the provision of care-beds in the future. Even at present there are significant
differences from village to village in the number of care beds that they maintain — both numerically and in
proportion to the number of regular independent-living units. At least one major village in the local area
has no care beds at all. Problems with finding and retaining qualified nursing staff is also currently
impacting on existing services and may similarly be factored into future plans and provisioning.

If we put these uncertainties aside, however, we can at least get an idea of what the future demand for
these services and associated care-beds will look like. To do this we have taken the number of existing
beds and projected forward in line with the growing demographic. But for this exercise we have assumed a
growth trajectory that mirrors that of the 85+ (rather than 75+) age group. This is on the basis that rest-
home level care is more likely to be relevant to people in the slightly older bracket. The results are as
presented in Table 3, below:
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Table 3 : Forward-projected demand for on-site care-beds (based on medium-high projections)

No. of Care Beds (all types) required in future to Nett Increase in Number of Care Beds Required
Year maintain existing balance of supply and demand (post-2023)
2023 1063 0
2028 1314 251
2033 1734 671
2038 2158 1095
2043 2497 1434
2048 2991 1928
2053" 3320 2257

What the table shows is that in order to just maintain the existing balance of supply and demand for
village-based care beds there will be a need for about another 2,257 care beds over the next 30 years. This
this would equate to a tripling (specifically a 212% increase) in the number care-beds of compared with the
number of beds in retirement villages in the study area at the present time. Interestingly, this projected
total demand is similar to that for conventional units (where we have predicted a demand for 2,225 — 2,450
more villas and apartments), despite starting from a smaller base.

What is revealed here is the extent to which the aging-within-aging of the population affects these results.
The figures in Table 3, above, are derived from growth projection trends for the over-85 population. Had
the trend merely followed the forecast pattern of growth in the 75+ population the calculated total future
demand for care-beds would be about half this amount (approximately 1,209). This illustrates the
compounding issues of elderly care over the next 30 years and beyond.

As we have said: we cannot be certain that retirement villages of the future in the Heretaunga Plains area
will actually provide this number of care-beds. That will be, for them, a business decision. But what the
figures clearly illustrate is that this will be an area of growing need.

Fortunately, in terms of land requirements, most of the modern retirement villages tend to accommodate
rest-home and hospital-level units within multi-level buildings where the different levels of the building can
also provide space for apartment living and often a community centre on the ground floor.

The overall ground footprint and land requirement therefore may not be substantially changed by greater
or lesser provision for care-beds. It does, however, illustrate that villages of the future will be looking to
build up as well as out. We have assumed that this will be the case and that the growing demand for care-
beds (if indeed that demand is actually met by retirement village providers) will not, therefore, impact on
overall land requirement projections.

% The figures for 2053 have been extrapolated from nation-wide trends. Statistics NZ regional level data projects no further
forward than 2048 whereas national trend projections extend as far forward as 2073. We have therefore assumed, for the last 5
years of the projection in this table that the regional (Napier/Hastings) trend follows the national trend.

ITEM 4 PAGE 317



Item4  Adoption of Draft Future Development Strategy for Notification
Napier Hastings FDS - Technical Report - Final Compiled (Attachment 4) Attachment 4
Retirement Sector Housing Study (February 2023) Page 17

11. Future Land Requirements

From the preceding analysis we have concluded that between now and 2053 there will be demand for at
least another 2,225, and more likely 2,450, retirement village units in the form of villas and apartments.
There will also be significant growth in the demand for on-site care-beds but we assume that these will be
largely accommodated within multi-level buildings that are shared with apartments and general community
facilities (i.e. building up instead of out).

The average building density for these types of villages in the local area is currently around 25 units per
hectare although ‘actual’ densities vary and can reach up to 37 units per hectare with closer placement of
villas and a greater use of apartments. These stated densities are inclusive of associated offices, care-units,
community facilities such as common-rooms, pools etc, care-facilities and internal roads.

If the current average density of 25 units/ha is assumed for all future development then that implies that
between 90 and 98 hectares of land will be needed to accommodate the future growth in demand for
retirement village housing in the Heretaunga Plains area. If, however, densities of around 37 units/ha are
able to be achieved then the total land requirement would drop to between 60 and 66 hectares.

Each future village is likely to contain between 150 and 250 villas and apartments. These numbers
correspond with the range of sizes of recently-built retirement villages and/or currently under construction.
We assume, however, that the finished size of any given village will to a large extent depend on what land
is available at a given site. Villages of 150 units (plus care-beds) are probably now about the minimum size
for the larger corporate providers while villages of 250 or so units are probably considered ‘optimal’.

If so, what this means is that over the 30 year projection period we can expect between 9 and 16 (median
of 12) new retirement villages to appear in the Heretaunga Plains area and that this will equate, on
average, to one new retirement village being built about once every two-and-half years. Each of these
villages will require a single parcel (or combined adjoining parcels) of between 6 and 10 hectares. This is,
again, consistent with recent developments but will vary depending on what land is physically available.

The efficiencies that are achieved in the use of this land will, as mentioned, depend on the extent to which
retirement villages of the future are able to increase overall housing densities without unduly
compromising on the quality of the village environment — particularly through the use of apartments — and
it is interesting in this respect to look back on the way in which apartments have indeed become a more
and more accepted part of the make-up of retirement villages in the local area. Earlier villages had no
apartments whatsoever. The latest Ryman village in Havelock North (James Wattie Village), once
completed, will have 103 villas and a total of 122 either regular or serviced apartments (in addition to care
beds). This number and relative proportion of apartments would not have been conceivable for the
Napier-Hastings area ten or twenty years ago.

We are yet to see ‘apartment-only’ retirement villages in this region, as there are in Auckland and other
larger centres, but that may be just a matter of time. The most recent developments and the overall trends
meanwhile suggest that people are becoming more accustomed to this form of living and that it is likely to
become an enduring feature for future villages in the local scene.

Allowing for the continuation of this trend we predict that the ‘most likely’ future demand for land for
retirement villages will fall somewhere in the middle of the estimated range, at approximately 82 hectares.
This will equate to an average future density of around 30 units (villas and apartments) per hectare, or
roughly one unit per 333m2 of land, inclusive of internal roading and associated facilities. Compared with
conventional housing subdivisions, this will continue to be a relatively efficient use of land.
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12. Siting Requirements & Preferences

The first siting requirement for any future retirement village will simply be the availability of a sufficiently
large continuous block of land that is either already suitably zoned or able to be re-zoned or consented.

To illustrate: the table below shows the land areas for the main private retirement villages mainly built
within the last 30 years (or still under construction). Note that most of these villages — all except

Summerset in the Orchard — also include some form of care facility.

Table 4: Number of villas/apartments, care beds & land area for the larger ‘new’ retirement viIIages19

No. of villas / No. of Care
Village apartments Beds Land Area (Ha)
Atawhai (Oceania, Taradale) 46 82 3.25
Princess Alexandra (Ryman, Ahuriri) 72 110 2.4
Summerset in the Bay (Greenmeadows) 118 68 5.5
Summerset in the Orchard (Ada Street) 151 0 6.5
Gracelands Village (Oceania) Pakowhai Rd 69 92 5.6
Summerset in the Vines (Te Mata Road) 190 42 5.2
Summerset Palms (Te Awa) 241 100 9.0
BUPA Willowbank Village (Napier) 166 56 5.0
Ryman James Wattie Village, H Nth 225 90 6.01
Mary Doyle, Karanema Drive, H Nth 272 158 13.9

The site area for these villages varies between 2.4 and 13.9 hectares, with an average of 6.2 ha (or 5.4 ha if
the exceptionally large land area for Mary Doyle is excluded).

Properties of this size are most likely to be found in greenfield areas where land purchase requires dealing
(ideally) with only one or two existing landowners and where there are relatively few pre-existing buildings.
Existing houses are unlikely to be utilised (unlike in a conventional residential subdivision). Rather, they will
simply add to the cost of purchase of the land and would need to be moved off to create a clear site.
Brownfield sites are therefore ‘possible’ but unlikely to provide the total amount of space required for a
village, at reasonable cost, and without having to first clear the site of existing buildings.

Brownfield development may, however, become more of an option in the future as people learn to accept
and embrace multi-level apartment living. We are still some way from this in terms of local acceptance but
the trend toward a greater use of apartments in existing villages and the example of what has been
achieved in other larger urban centres may eventually point the way. Such apartment complexes would,
however, need to be somewhere of social/cultural interest, where there are ‘things going on’, where they
will fit into an existing urban landscape that is compatible with multi-storey housing, and where there is
access to nearby open space.

Retirement village developers are likely to prefer a site that is close to an existing population of people of
retirement age who are not yet well serviced with retirement village options. This is on the basis that
people who move to a retirement village tend to be predominantly from the local area. As a general rule,

¥ Summerset Palms, BUPA Willowbank and Ryman James Wattie are all still under construction. The stated numbers of units and
care-beds for each of these villages are the numbers that will exist on completion.
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in the experience of retirement village providers, about 90% of residents in any given retirement village are
likely to have originated from within 15 to 20 kilometres of the village. Hence, in the FDS study area,
people from Napier, Hastings and Havelock North tend to gravitate to a retirement village within their
home town, and often (if the choice is available) within their home suburb. The reason is that this is where
their friends are; their familiar shops and medical services are, and often where extended family live. They
don’t want to move from the area. They just want housing that is better suited to their changing needs,
with company around them.

Other considerations will include the actual or perceived security of an area. Security is often cited as a
high priority for older people and one of the main motivations, especially for women, in moving to a
retirement village. Retirement village developers will therefore strive to ensure that they can provide such
an environment and are likely to avoid places of perceived risk.

A site that is reasonably quiet will also be preferred — although this is not to suggest that complete silence
is necessary, or even desirable. Retirement villages next door to pre-schools or primary schools, for
example, can make for a compatible match. In some overseas retirement villages there have been
instances of deliberate co-siting with pre-schools (even building a pre-school within the village)®®. This
brings a little more life into a village and, for the pre-school, often provides a ready supply of willing
volunteer helpers. Therefore, although retirement villages ideally want peace and quiet, they also
recognise the value of activity going on around the village that residents can be part of.

Sites on level ground are usually preferred, for ease of mobility, although examples exist of retirement
villages elsewhere in the country (notably Wellington) where it has been shown that, with some thought,
hill developments can still be done.

Other features that may be looked for in siting a village include proximity to bus routes and shopping,
although the requirement for a large land area to site a village (generally only found on the urban
periphery) will in many cases preclude walking access to shops in the suburban shopping areas or inner city.
This is not usually a major impediment as many residents are likely to still have their own cars, or be able to
catch a bus or taxi, or make use of a village shuttle-van, but nevertheless having shops or a café in the
vicinity can provide reason and opportunity for a walked outing.

Incompatible neighbouring activities would be anything involving loud banging (industrial-type) noises or
anything that is perceived as compromising security for elderly people. That includes personal security
when immediately outside the village, on the street (for example, in walking to the shops, or for exercise).
In all other respects siting requirements will mostly be no different from conventional residential
subdivision.

20 . . . . . .
Pers. comm. From interview with retirement village provider.
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13. Implications for Future Land-use Planning

In this report we are predicting a future demand for at least 2,225 (and more likely 2,450) new retirement
village dwelling units (villas and/or apartments) and potentially 2,257 more village-based care-beds over
the next 30 years. This will equate to about 80 new villas and apartments per annum and/or one entire
new village of 200 dwelling-units occupying at least 6 hectares being constructed every two-and-half years.

This on-going growth in the demand for retirement villages will present some challenges. In particular,
villages by their nature require relatively large continuous land-holdings and suitable properties of this size
(6 hectares or greater) are almost certainly going to require the development of greenfield sites. This in
turn raises issues in respect of the use of productive agricultural land as well as potential limitations of
existing infrastructure servicing.

There are, however, also some positives. The most significant among these is that modern retirement
villages are generally able to achieve particularly high housing densities. Existing village developments
typically have gross densities of around 25 units to the hectare and more recent developments are
achieving densities of up to 37 units per hectare, inclusive of internal roading, care centres and other
facilities — with good results. These densities would be hard to match with conventional subdivision and
therefore represent a comparatively efficient use of greenfield space.

Retirement villages are also providing precisely the type of housing that will be mostly in demand in the
Heretaunga Plains area over the projection period. The 2021 Housing Development Capacity Assessment
predicts that during this time period one-person and couple-only households will, between them, represent
the equivalent of about 80% of all future demand.

The other positive is that, in most cases, retirement villages are also effectively providing housing for
people in rest-home or hospital-level care. Ratios vary, but across all of the local major retirement villages
as a whole there is the equivalent of about one person in an on-site care facility for every two independent
living units. Even though these people are not living in conventional ‘housing’ they are nevertheless being
accommodated and potentially freeing-up living-spaces elsewhere, such as existing family homes.

The further advantage is that retirement villages are generally professionally planned and laid-out and
landscaped to achieve pleasant living environments, notwithstanding the relatively high housing densities.
They also tend to have a high level of on-going care and maintenance.

Overall, therefore, while catering to the growing future demand for retirement villages would necessitate
the development of greenfield space, and with that the loss of productive land, it must also be
acknowledged that developments of this nature represent one of the more efficient uses of such space in
situations where, to accommodate future urban expansion more generally, greenfield development must
necessarily occur.
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14. Comparison with Previous (2016) Findings

The findings of this report differ from the results of the earlier (2016) retirement village housing study
prepared for the Heretaunga Plains Urban Development Strategy in some key areas. In particular, both the
total predicted number of future retirement housing units and the total future land area requirement have
been reduced.

Specifically: In 2016 we predicted that there would be a demand for 3,340 more retirement village units
over the 30-year projection period, requiring 100 — 150 ha, whereas in the current report we are predicting
2,450 units on an estimated 60 — 98 (assume 82) hectares of land.

These differences mostly stem from the fact that in the present study we are no longer assuming that there
will be any material growth in the number of rent-based retirement villages and that all future growth will
instead be largely confined to villages built on the license-to-occupy and unit-title models. Rentals make up
about 27% of the existing retirement village housing stock but we have observed that, because of the
unfavourable economics of building and maintaining this type of housing, there have been virtually no
‘new’ rent-based villages built in nearly 40 years. We do not see that situation changing, despite the high
demand from end-users, and conclude that any future pensioner rental housing will instead be built as
dispersed developments in the nature of general housing rather than necessarily in ‘village’ form.

This does not mean that the end-user demand for rent-based villages goes away. It is just that current
economics do not enable these types of villages to be readily built. This contrasts with villages built on the
financially-successful license-to-occupy or unit-title system where end-users actually buy their unit or a
lifetime occupation right.

The effect of excluding rent-based villages from our projections has been to reduce by nearly a third our
overall forecast for the growth in retirement villages compared with if rental villages were included and
assumed to follow the same building trend.

Another influence on our projections has been evidence of a shift toward higher housing densities,
particularly through the greater use of apartments and the greater buyer-acceptance of apartments, in the
some of the more recent villages. Therefore, although we still regard 25 units/hectare as a typical average
density, the newer villages, with a greater percentage of apartments, are achieving up to 37 units/hectare
and we believe that there is scope for this pattern to continue.

Our results have also been influenced in part by slightly different statistics packages from Stats NZ. For the
2016 study we mainly relied on nation-wide age-demographic projection data for trend patterns because
the national-level data tends to cover longer projection periods. For the current study we have used a
combination of national and district-level data. We find in doing so that the Napier-Hastings population has
a slightly younger age profile compared with that of the NZ population as a whole. The future aging trend,
while still significant, is therefore not quite as rapid as that obtained from projections based on the national
level figures.

Finally, it will be observed that in the current versus 2016 reports there are differences in the predicted
extent to which retirement village housing will constitute a percentage of all future housing over the next
30 years. In the 2016 report this was expected to account for up to 30 — 40% of all future housing whereas
in the current report we have revised this to 13%. The differences stem from an increase in the projected
level of total housing (10,610 in 2016 versus 17,200 now, in the 2022 M.E. Consulting report) combined
with the now-revised retirement village housing projection figures described above.
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Summary of Existing Retirement Village Accommodation in the FDS Study Area

Density
Villas & Density per ha (excluding care
apartments | Care beds | Rentals | Land Area (ha) (incl care beds) beds)
Napier
Atawhai (Oceania, Taradale) 46 82 3.25 39 14
Princess Alexandra (Ryman, Ahuriri) 72 110 2.4 76 30
Summerset in the Bay (Merlot Place,
Greenmeadows) 118 68 5.5 34 21
Summerset Palms 240 100 9 38 27
BUPA Willowbank Village 166 56 8 28 21
Riversdale Village (formerly Anglican Care) 57 2 29 29
St Luke's Village (formerly Anglican Care) now
Heritage Lifecare 13 0.33 39 39
Masonic Trust (Taradale Village, Devonshire
Place) 18 68 2.4 36 8
Masonic Trust (70 Kensington Drive) 35 1.6 22 22
Masonic Trust (Mission View : 190 Avondale
Rd) 26 0.97 27 27
Masonic Trust (Knightsbridge, 17 Balmoral St) 36 1.55 23 23
Masonic Trust (Scinde: McVay Street) 15 1.6 9 9
Masonic Trust (Waiohiki : 37 Meeanee Road) 10 0.25 40 40
Masonic Trust (EIborne St Flats, 6 Elborne St) 5 0.1 50 50
Mason Trust Elmwood House (44 Nelson Cres) | O 39 0.26 150 0
Masonic Trust (Morris Spence) 51 0.86 59 59
Masonic Trust (7 Holyrood St, Greenmeadows 15 0.16 94 94
Napier City Council (for 60+ and low income
only)
Hastings/Munro St retirement village (465
Hastings St) 4 0.13 31 31
Henry Charles retirement village (Henry
Charles Cres) 80 3.3 24 24
Oriel Place Village (20 Oriel Place) 20 0.37 54 54
Otatara Retirement Village (14 Peddie St) 12 0.4 30 30
Centennial Retirement Village (11 Oxford St) 40 1.51 26 26
Rangi Marie Retirement Village (26 Puketapu
Rd) 16 0.4 40 40
Arthur Richards Village (22a Lancaster St) 50 1.24 40 40
Coventry Avenue Village (55 Coventry Ave) 31 0.64 48 48
Greenmeadows East Village (83 Tait Drive) 50 1.93 26 26
Wellesley Place (37 Wellesley Road) 28 0.61 46 46
Other NCC 42
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Density
Villas & Density per ha (excluding care
apartments | Care beds | Rentals | Land Area (ha) (incl care beds) beds)
Hastings
Summerset in the Orchard (Ada Street) 151 0 6.5 23 23
Gracelands Village (Oceania) 730 Pakowhai
Road 69 92 5.6 29 12
Eversley Village (Oceania) 400 Cornwall Road 4 50 0.85 64 5
Frimley Retirement Village 66 2.8 21 21
Masonic Trust Raureka Village (Gordon Road) 35 1.43 24 24
Masonic Trust Mayfair Flats (249 Mayfair Ave) 8 0.24 33 33
Masonic Trust Lumsden Court (119 Lumsden
Rd) 18 8 0.6 43 43
Masonic Trust Windsor Villas (Symon St) 13 0.42 31 31
Masonic Trust Willowpark (1005 Willowpark
Rd) 12 0.43 28 28
Hastings District Council (for 55 yrs and over)
Cambridge Court (710a Jervois St) 23 0.71 32 32
Cameron Court (605 Frederick St) 10 0.18 56 56
Elm Grove (505 Southampton St) 25 0.58 43 43
Kereru Heights (304 Takapu Rd) 25 0.62 40 40
Oakleigh Downs (612 Grove Rd) 16 0.48 33 33
Parkhaven Village (510 Park Road South) 29 0.53 55 55
Swansea Village (17 Swansea Rd, Flaxmere) 64 1.42 45 45
Tui Vale (312 Tui Place) 22 0.43 51 51
Havelock North
Summerset in the Vines (249 Te Mata Road) 190 42 5.2 45 37
Ryman James Wattie Village 225 90 6.01 52 37
Mary Doyle, Karanema Drive 272 158 13.9 31 20
Waiapu House, 10 Danvers Street (formerly
Anglican Care) 33 42 1.97 38 17
St Luke's Close, Te Mata Road (formerly
Anglican Care) 12 0.34 35 35
Duart House (Oceania) 36 Duart Road 66 0.76 87 0
Masonic Trust (Allan Graham) 30 Te Aute Road 8 0.21 38 38
Hastings District Council (for 55 years & older)
Anderson Park Close (26 Lipscombe Cres) 6 0.14 43 43
Totals & Averages 1957 1063 683 103.11 36 26
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Executive Summary

Napier and Hastings are the two main economic centres of the Hawke's Bay region. Under the National
Policy Statement for Urban Development (NPS-UD), the Councils have to assess the availability of business
land to ensure that there is sufficient capacity to support, and enable economic functioning. The Councils
have engaged Market Economics (M.E.) to assist them with the Business Capacity Assessment (BCA). M.E.
have developed modelling capability that is used by Councils to understand the economic growth outlook,
and this informs the business capacity assessments, and the business land planning elements. The business
land assessment is based on different growth scenarios that form the building blocks of the business land
assessment. The outlook (scenarios) report high-level projection for the two Council’s over the short (2021-
2024), medium (2024-2031), and long term (2031-2051). The scenarios show the economic growth in
Value Added and employment terms. In turn, the change in employment is then linked to changes in
business land use requirements. As with all models, there are several limitations and caveats that should

be kept in mind when using the results.

Economic Situation and Outlook

Napier
The base economic outlook for Napier suggests that the employment will change as follows:
e Short term (3 year), 1,520 MECs?,
e Medium term (next 7 years), 3,270 MECs,
e Longterm (next 20 years), 9,480 MECs, and
e Total shift (over 30 years) 14,270 MECs.

The sectoral distribution of employment is expected to remain stable over the next 30 years. However,
there are core trends to consider as part of the land and capacity planning process. Sectors that will see
the most employment growth in absolute terms over the long term are:

e Professional services 2,140 MECs,
e Retail trade 1,610 MECs, and
e Health care and social assistance 1,610 MECs.

The base scenario takes a conservative position, and high(er) growth pathway is included to show the upper
threshold of stronger growth. The stronger growth pathway reflects higher population projections, as well
as improved export performance with a performance premium across all exports. The modelling suggests
that the difference between two scenarios is 1,320 MECs over the assessment period.

Hastings
Looking forward, the shift in employment in Hastings is estimated as follows:

e Shortterm (3 year), 2,200 MECs,

1 MEC or modified employee count is a measure of employment and it includes a headcount of employees, as well as working
proprietors.
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e Medium term (next 7 years), 4,530 MECs,
e Longterm (next 20 years), 11,340 MECs, and
e Total shift (over 30 years) 18,070 MECs.

The primary sector (which includes agriculture) is the largest employer, engaging 10,710 MECs (2021),
equal to one fifth of total employment. This reflects the high quality of local soils, and the favourable
climate which supports horticulture activities. The district also shows high proportions of employment in:

e Professional services 6,630 MECs (13%),
e Manufacturing 6,460 MECs (12%), and
e Health care and social assistance 6,180 MECs (12%).

In terms of the growth trends, the local economies saw flat employment over the decade to 2006-2016.
However, the past 5 years or so have seen strong growth. These cyclical movements add complexity to
estimating outlook because recent trends have been very strong, and the Covid-pandemic and the recent
tightening of the business cycle add are resulting in unique growth conditions. From a planning
perspective, the uncertainties mean that the actual development trends and land uptake will need to be
carefully monitored.

The growth outlook integrates information and insights received during engagements with a selection of
local businesspeople, and the local economic development practitioners. The insights were combined with
recent economic commentary around the state of the economy. Broad indications are that the economic
outlook in both Napier and Hastings remain positive, but there are growth challenges. Some challenges

are existing, and others are emerging.

LAND AND FLOORSPACE DEMAND

Land demand is a function of economic growth. At the core, the approach starts with employment
estimates, and then translates these into land and floorspace requirements. Three core categories were
defined:

e Industrial: This covers heavy and light industrial activities, with the type and nature of emissions
into the wider environment normally driving the difference.

e Commercial: The commercial spaces generally relate to office activities and public administration.

e Retail: This captures all forms of retail activity and retail-based services such as repairs and
maintenance of household goods, hairdressing, and other personal services plus categories of
commercial activity including real estate agencies, dentists, and optometrists.

The categories are discussed individually.

Industrial - Demand

In Napier, demand for industrial land, over the long term (in total) is estimated at 47.0ha. Most of the
industrial land demand is expected to be in the Main Industrial zone, with this zone accounting for 70% of
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demand. Importantly the distribution of demand across the zones is a function of currently occupied land
by different economic sectors.?

As outlined in the NPSUD Part 3 (in 3.26), Councils are required to include a competitiveness margin.
Adding the competitiveness margin across the different timeframes lifts the additional area to include in

the assessment by between 7.9ha and 9.3ha over the assessment period.

Based on historical building consent information, the annual average demand levels in Napier have been
relatively stable (between 1.3ha and 1.8ha). However, 2021 was an exceptionally strong year in terms of
industrial building activity.

Napier: Industrial Land Demand - (ha)

Zone 3Y 7Y 20Y SUM
Main Industrial 3.4 7.8 22.0 33.2
Business Park Zone 0.4 0.8 1.9 3.1

Airport Zone 0.4 1.0 2.8 4.2

Deferred Airport Zone 0.0 0.0 0.1 0.1

Suburban Industrial Zone 0.1 0.3 0.8 1.2

Mixed Use and West Quay Waterfront Zones 0.5 1.1 3.0 4.6

Port and Marine Zones 0.0 0.0 0.2 0.2

Wastewater Treatment Zone 0.0 0.1 0.2 0.4

SUM 4.9 111 31.0 47.0
Average per year (sum divided by number of years) 1.6 1.6 1.6

Hastings: Industrial Land Demand - (ha)

Zone 3Y 7Y 20Y SUM
General Industrial 10.9 25.7 58.2 94.8
Tomoana Food Industry 0.2 0.5 1.3 2.0
Havelock North Village: Industrial and Business 0.2 0.5 1.0 1.6
Light Industrial 0.7 1.6 3.9 6.2
Whirinaki Industrial 2.1 4.5 9.4 16.1
Deferred General Industrial - - - -
SUM 14.1 32.7 73.9 120.7
Annual Average 4.7 4.7 3.7

Over the long term (30 years) the total demand for industrial land across Hastings, is estimated at 120.7
hectares. More than three quarters (79%) of this is expected within the General Industrial zone, with this
share remaining fairly stable over the different timeframes, but this is subject to the availability of land as
well as the supporting infrastructure. Adding the competitiveness margin, lifts demand by between 20.4ha

and 25.4ha over the assessment period.

Historic building consent data shows average annual demand for industrial floor space. The analysis
revealed that industrial land required across Hastings industrial zones over the past 16 years, ranges from

4.5 t0 6.0 hectares, but there are large variations and sensitivities.

2The Councils classified the local businesses to economic sectors (ANZSIC)
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Commercial and Retail

Demand for retail and commercial floor is reported individually, and at a total level by using Gross Floor
Area (GFA) as metric. These two categories (sector groups) cover large parts of the services economy, but
there is an ‘other’ category that is also report. The different categories are combined, because the planning
provisions, and local spatial patterns, suggest a high degree of spatial integration. The following tables
highlight the demand outlook of Napier and Hastings.

In Napier, the combined demand (over the assessment period) for commercial, retail and other floor space
across is estimated at 21.4ha. In Hastings, the demand is estimated at approximately 13ha to

accommodate employment growth typically located in retail and commercial zones.

Floor Space Demand in Napier (excl. Industrial) — Medium Outlook (ha)

Ha

Commercial Retail Other | SUM
3 YEARS
SUM 1.1 04 1.0 25
Annual Average 0.4 0.1 0.3 0.8
7 YEARS
SUM 25 0.9 2.1 5.5
Annual Average 0.4 0.1 0.3 0.8
20 YEARS
SUM 6.1 1.9 54 134
Annual Average 0.3 0.1 0.3 0.7

Additional Floor Space Demand (excl. Industrial) in Hastings — Medium Outlook (ha)

Commercial Retail Other SUM
3 YEARS Ha
SUM 0.7 0.3 0.7 1.7
Annual Average 0.2 0.1 0.2 0.6
7 YEARS
SUM 1.5 0.5 1.5 3.5
Annual Average 0.2 0.1 0.2 0.5
20 YEARS
SUM 34 0.8 3.9 8.0
Annual Average 0.2 0.0 0.2 0.4

PLAN ENABLED CAPACITY

Using Council information, the analysis suggests that available industrial capacity across the two areas (and

in the urban areas, so excluding the rural areas) is:
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e Napier — 62ha currently available and another 10ha becoming available over the medium term,
followed by a further 30ha over the long term.
e Hastings District — 207ha currently available, with another 50ha available to accommodate future

growth (especially around the Tomoana food hub location) over the long term.

In Napier, the capacity is concentrated in the Deferred Airport Zone (42ha) and, the main industrial zone
across Pandora, Awatoto and Onekawa account for a quarter of the available capacity. In Hastings, the
industrial capacity is spread over Irongate, Omahu Road, and Whakatu. Combined, these three areas have
195ha area.

Plan enabled capacity for retail and commercial areas is more nuanced, because a vertical element applies.
PEC for the commercial and retail zones is reported in terms of floor space, segmented by:

e Vacant Capacity refers to bare land in the relevant zones.

e Net additional Redevelopment Capacity refers to the additional capacity that can theoretically be
added to the existing floor space by redeveloping the parcel up to the maximum under plan
provisions.

e Unoccupied Capacity refers to the floor space reported by the property review as being unoccupied
at the time of the survey?.

The modelling suggests that in Napier, 127ha of floor space could be developed within the provisions of
the operative City Plan, across the commercial and retail zones. The net additional redevelopment capacity
accounts for almost three quarters (84%) of the plan enabled capacity. Excluding this component, leaves
approximately 20ha of floor space to accommodate growth.

The analysis suggests that across Hastings, around 87.2ha GFA could be developed within the provisions of
the ODP. In Hastings, zones with the greatest estimated GFA capacity are:

e Central Commercial 45.8ha,

e Commercial Service 12.6ha, and

e large Format Retail 10.9ha.
The net additional redevelopment capacity (82.5ha) account for nearly all (95%) of plan enabled capacity
in Hastings. Excluding this, suggests that only 4.6ha of floor space is available to accommodate future
growth in these zones.

Infrastructure Ready Capacity

The NPSUD requires the available capacity to be assessed in terms of infrastructure readiness, and
infrastructure availability (to support development). Water infrastructure as well as the availability of water
for use are known issues in the Napier and Hastings contexts. The team engaged with the councils’
infrastructure teams to ascertain the degree to which additional development could be accommodated in
industrial areas. Similar information was not available across the commercial and retail zones. Additional
work is needed to develop a firm understanding of the infrastructure availability and/or deficits.

3 This information was only available for Hastings urban area and was provided by Logan Stone Ltd.
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Sufficiency Assessment

The sufficiency assessment integrates the demand outlook and the supply (capacity assessments). It
includes the competitiveness margin as stipulated by the NPSUD. The forward-looking demand is based on
broad, trend-growth continuing and that the recent (very) strong lift in activity over the recent past will be
tempered over the short and medium term. For the short-term outlook, the growth is expected to be
tempered by rising interest rates, supply chain constraints, declining confidence levels and global geo-
political uncertainties. These uncertainties are factored into the assessment and the short-term outlook,
and growth pathway over the next 3-5 years. Based on historic trends, a rebound could be expected after
a slowdown, and we strongly advise the Councils to continue to monitor development activity over the
short-medium timeframe.

The sufficiency assessment revealed that:

e Napier

o At a city-wide level, there is sufficient industrial (plan enabled) capacity to accommodate
the growth (demand). This allows for a transfer/relocation of demand from zones without
capacity to other zones with capacity. A critical assumption is that the Deferred Airport
zone will be available for development®. The sufficiency assessment returns materially
different outcomes if this piece of land is excluded.

o Interms of the commercial and retail capacity, if only the vacant land is considered, then
capacity constraints emerge over the long term. However there is considerable
redevelopment capacity (vertical development) that could assist in addressing shortfalls.
If around 10% of the redevelopment capacity is taken up, then there would be sufficient
capacity to accommodate the growth.

o Importantly, around 60% of vacant capacity is in the Large Format Retail zone. Considering
the nature of this land use, its location and the relationship with other activities (e.g.
commercial and retail), means that this zone’s vacant capacity is masking the true available
capacity. Excluding this vacant capacity (i.e., retaining it for LFR-type development) shows
that 21% of redevelopment capacity needs to be taken up otherwise there will be adverse
effects on the commercial and retail environments (the spatial distribution of growth
patterns will also need to factor into the monitoring).

e Hastings

o At a district-wide, level there is sufficient industrial (plan enabled) capacity to
accommodate the employment growth (demand) even if higher than expected growth
eventuates. However, this would need to be viewed against infrastructure readiness as
well as other considerations like water availability (ability to secure consents).

o Atafiner zone level, there are capacity constraints. The short to medium growth patterns
and uptake of land demand would need to be monitored to ensure that above trend
growth is identified. The analysis suggests that above trend growth over the short term
will put pressure on the land supply over medium and long term.

4 Based on capacity information supplied by Napier City Council.
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o There is sufficient commercial and retail plan enabled GFA (vacant capacity) over the short
term (including the competitiveness margin), but shortfalls emerge over the medium and
long term.

o Sensitivity testing showed, ~21% of redevelopment capacity would need to be developed

in order to ensure sufficient commercial and retail GFA over the long term (including the
competitiveness margin).

The modelling suggests that the Councils have sufficient plan enabled business land capacity to meet the
10-year growth requirements. However, some localised insufficiencies (at a zone level) will appear, and it
will be important to monitor the uptake of land to ensure that the subsegments (of demand) are not
displaced. The limited information about infrastructure capacity across the different locations, and
potential ability to accommodate growth from an infrastructure capacity perspective will need to be
addressed through additional work.
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1 Introduction

Napier and Hastings are the two major urban areas in Hawke's Bay, located on the east coast
of the North Island. These centres have been identified as tier 2 urban environments and are
required to complete a Housing and Business Development Capacity Assessment (HBA)
according to the 2020 National Policy Statement for Urban Development® (NPS-UD). The two
Councils (with assistance from Hawke’s Bay Regional Council) recently completed the Housing
Capacity Assessment (a separate process and report) and this report presents the Business
Capacity Assessment (BCA).

Business land is an important part of the local economic landscape, and sufficient and well-located business
land is needed to support economic functioning. Business land includes a range of different land uses, but is
normally associated with commercial/office, retail and industrial uses. Market Economics (M.E) has been
commissioned to assist the Councils with the Business Capacity Assessment (BCA), including:

e the demand analysis,
e the supply analysis, and
e interpreting the results and then drawing conclusions about sufficiency.

This BCA focuses on the development capacity within the urban environments of each council, as required by
the NPS-UD.

1.1  Objectives and Aim

The National Policy Statement on Urban Development (NPSUD) requires local authorities to ensure there is
sufficient housing and business land to meet expected demands over a thirty-year planning horizon. Ensuring
that there is sufficient land capacity will support the local market to deliver the required business space. This
is key because it contributes to community wellbeing through enabling employment. Assessing sufficiency,
i.e., identifying a surplus or deficiency of land capacity is subject to understanding the local growth drivers and
dynamics in the local economy. Estimating the supply of, and demand for, business land is completed using a
staged assessment process. The process delivers a fine-grained understanding of the economic influences on

capacity and demand, and in turn this can contribute to improved planning for growth.

Understanding the local growth drivers, and how the changes manifest in the urban environment is key. The
drivers include population trends as well as economic growth. The NPS-UD requires a focus on the urban
environment, meaning that the nearby peri-urban and rural areas are not a focus. However, the economic

modelling integrates the linkages between the urban and rural economies.

Within the urban environment, business land also reflects the urban structures of town centres, the role of an
efficient transport and infrastructure planning, and how changes could support sustainable growth.

The aim of the BCA is to assist the Councils to achieve compliance with the NPS-UD (see Appendix 1 for a
summary of the policy framework). With respect to business land, it requires that local authorities provide (at

5

http://www.mfe.govt.nz/sites/default/files/media/Towns%20and%20cities/National_Policy_Statement_on_Urban_Development_Ca
pacity_2016-final.pdf
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least) sufficient development capacity, to meet expected demand for business land over the short term,
medium term, and long term. Therefore, the project seeks to estimate the business land capacity in terms of
the NPS-UD requirements i.e. expressed in hectares or floor area with a competitiveness margin added. The
capacity analysis must show the development capacity that is:

e plan-enabled; and
e plan-enabled and infrastructure-ready; and
e plan-enabled, infrastructure-ready, and suitable for each business sector.

As tier 2 urban areas, the Councils are required to complete a business® capacity assessment every three years.
The Housing Assessment (HA) was completed in 2021 with assistance from Barker and Associates and M.E. It
is important to note that the BCA is linked to economic performance and outlook, which in turn is influenced
by national and international factors. In addition, economic linkages, and the dynamics between sectors must
be reflected. Other factors, like the growth drivers and export trends are also key.

Drawing from the request for service (22 December 2021), the following project objectives guided the work
programme:

e To develop a model to estimate the demand, supply, and sufficiency of business land over the short,
medium, and long terms, and to summarise the findings in a way that would assist the Councils to
monitor available capacity (e.g. uptake of capacity), and

e To prepare aconcise BCA report, summarising the key aspects of the process, and reporting the results
i.e.,

o the projected demand for business land,
o the projected supply of business land in Napier and Hastings.

The BCA draws on existing studies and earlier assessments.

This report does not repeat the policy requirements outlined in the BCA (Subpart 3 clause 3.10, Subpart 5
clause 3.19), together with a range of requirements in the Policies’. The different parts all need sound analysis
and good supporting information to demonstrate compliance.

1.2 Data Sources

The BCA modelling draws on a range of datasets. Some of these were supplied to M.E by the councils, and
others are publicly available®, and official information®. The key sources used in the assessment include:

e Rating databases — containing information relating to land uses, development patterns (e.g.
floorspace), and value (Capital Value, Improvement Value, Land Value),
e Published District Plans — contain information relating to activity status of development types and
development rules (site coverages, heights, floor-area ratios, etc),
e Several spatial datasets and reports were also incorporated into the modelling, including:
o LINZ Primary Parcels'® — capacities were modelled at the LINZ Primary Parcel level
o District Plan Zoning — provided by each council, including overlays, subzones, and natural
hazards

6 The housing capacity assessments were completed by M.E and Barkers and Associates in 2021.

7 Available for download from https://environment.govt.nz/assets/Publications/Files/AA-Gazetted-NPSUD-17.07.2020-pdf.pdf
8 Such as media reports and reports commissioned and published by the councils.

9 Like data from StatsNZ

10 https://data.linz.govt.nz/layer/50772-nz-primary-parcels/
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o Work completed for the Councils to assess developers and landowners’ intentions over the
short and medium term,

o Land vacancy register — work completed by Councils assessing the potential development
capacity and the vacant land that could be developed for business use activities.

e Datasets from StatsNZ and MBIE. These include datasets like the Business Demography Survey which
outlines the spatial distribution of employment, by sector over time, and population projections, as
well as regional (Territorial Authority) Gross Domestic Product (GDP) as well as price deflators and
productivity growth information.

e With reference to the economic outlook (forward looking), Market Economics’ in-house models were
used to show the potential growth pathways. M.E’s Economic Futures Model (EFM) was the primary
tool used for this part of the analysis and it was calibrated to recent economic data released by the
likes of MBIE and StatsNZ. Appendix 2 introduces the EFM.

e The project process included a high-level survey and industry engagement. A small sample was used
(with the respondents identified by the councils) and these businesses were invited to complete the
survey. A by-product of using local businesspeople to inform the process is that it gives insight into
the local dynamics and perspectives that are then factored into the assessment.

e The councils provided information about the vacant capacity for industrial and commercial areas. This
information also included information regarding the greenfield capacity and the associated timing.
Work completed for Councils regarding landowners’ development intentions (for Hastings) was also
considered.

1.3  Approach

The BCA was completed using a staged approach (see Figure 1-1) and the different steps are summarised
below.

Step 1: Inception and spatial frameworks: During the initial project step, the project was set-up and the
available information was collected. The spatial frameworks, and other decisions about the projects were
made during this stage. The councils have suggested a spatial framework, and this has been used in the overall
assessment, with refinements to reflect practical considerations. The planning zones formed the basis for the
spatial frameworks.

Step 2: Economic Outlook: The second step delivered the economic outlook and described it in terms of the
Value Added (like GDP) and employment outlook over time. A scenario approach is used to reflect different
growth rates, which are in turn associated with uncertainty. The outlook reports the short, medium and long
term development pathways and reports the economic outlook over 30-years, across 48 sectors and in terms
of Value Added (like GDP) as well as employment after accounting for productivity.

Step 3: Business Demand: The third step dealt with the demand side, using the employment projections
developed in Step 2 (Economic Outlook), and associating it with land use patterns based on the current
revealed patterns. The spatial distribution of employment, the urban-rural splits and co-location patterns are
estimated. While the focus is on the urban environment, this step provides important ratios informing the
distribution of growth. Current employment levels (for 2021) were linked to existing zones (and spatial areas)
to reflect the existing patterns. The identified spatial framework is applied to reflect the spatial patterns. Local
and NZ-wide land-density ratios are applied to convert the estimated employment growth into demand (for
land and floor area). The step included an allowance for the competitiveness margins as per the NPS-UD.
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Figure 1-1: Approach

Inception and Spatial Frameworks \ j‘
-

Economic Outlook

Business Demand

Business Capacity (Supply)
* Plan enabled capacity

« Infrastructure ready capacity
« Suitable/feasible capacity

(Mca)
Sufficiency '

Finalisationand reporting

Step 4: Business Capacity (Supply): The next step related to estimating the business capacity. The approach
is designed as a total economy model and considers all sectors concurrently. The NPS-UD indicates that
business demand and capacity needs to be evaluated at the location level, so the spatial framework is
applicable. The BCA needs to assess whether business zoning (or planned in a PDP or FDS) is sufficient to at
least meet long-term demand, when assessed as an integrated whole (i.e., has the plan got the balance broadly
right in terms of the allocation of land). The sufficiency is qualified insofar as the capacity needs to be
“suitable” (at a minimum include suitability in terms of location and site size. This step delivers the capacity

(supply) assessment, in terms of:

e Plan enabled capacity,
e |nfrastructure ready capacity, and
e Suitable/feasible capacity (using a multi-criteria assessment structure, MCA).

The results of the sector (developer) engagement are integrated into the capacity assessment as well as the
MCA element.

Step 5: Sufficiency: The penultimate step covered the sufficiency testing. It compared combinations of
different growth outlooks, reported different metrics (land area and floor area), and expressed the demand
relative to vacant areas over the short, medium, and long term. Shortfalls and surpluses are identified and
highlighted.

Step 6: Finalisation and reporting: The project process concluded with documenting the findings and
completing the report. Supporting information is included in the appendices.
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1.4

Limitations and Caveats

As with all models, there are several limitations and caveats that should be kept in mind when using the results

and these are outlined below:

Page | 5

The employment projections cover a long timeframe and there are a number of factors that will
change them going forward. They are not ‘predictions’ but show one potential outcome. It will be
necessary to continually refine and update the information (i.e. the base figures and the growth rates)
as new information becomes available. This is especially the case for the industrial activities where
the post-Covid environment has seen above trend growth and the more recent lift in the economic
risks facing NZ. There is considerable uncertainty around the short-term growth pathway.

The modelling builds on, and uses, existing research and we did not audit, or peer review the existing
research.

The employment projections (and allocation) are based on information about the timing and scale
(ha area) of greenfield locations. Changing the time or scale will affect the spatial patterns of
employment.

The modelling incorporates local information sourced from the Council and we have relied on this
information on an ‘as is basis’.

A part of the NPSUD compliance requires an assessment of the infrastructure readiness and ability to
accommodate growth. Only high-level information about infrastructure capacity, and the ability to
accommodate growth was available at the time of this assessment. We understand that the Councils
are evaluating/assessing the infrastructure capacity.

Climate change and the flow-on effects will impact Napier and Hastings. The potential impacts will
manifest through extreme weather events (droughts and flooding) that will also impact the local
business base. The modelling does not specifically integrate these matters. Councils’ potential
responses and ways of dealing with the risks/consequences will need to be integrated into future
assessments.

The assessment relies on the information and data received from the Councils. The information
includes the rating data, which is a snapshot in time. The economic environment is fluid and the work
was delivered over an extended timeframe (due to Covid-related delays and capacity constraints).
Therefore, this is potential for some key variables (e.g. land use, improvement values, built floor area,
etc.) to be marginally out of date. M.E did not verify the data accuracy.

With reference to the redevelopment capacity in commercial and retail-type zones, the analysis does
not integrate this aspect and additional research is needed to understand the potential implications
of the parking requirements on available capacity. In general, if parking is to be provided on-site then
there will be a trade-off between the area used for parking and that used as business space (i.e., GFA).
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1.5 Spatial areas

The following business zones were included in the capacity assessment for Napier and Hastings, respectively
(see Figure 1-2).

Napier Hastings
. Main Industrial . General Industrial
. Business Park Zone . Light Industrial
. Airport Zone . Tomoana Food Industry
. Deferred Airport Zone . Havelock North Village: Industrial and Business
. Suburban Industrial Zone . Whirinaki Industrial
. Mixed Use and West Quay Waterfront Zones . Central Commercial
. Port and Marine Zones ] Commercial Service
. Wastewater Treatment Zone . Suburban Commercial
. Art Deco Quarter . Residential Commercial
. Fringe Commercial . Large format retail
. Suburban Commerecial . Flaxmere Commercial
. Foreshore Commercial . Flaxmere Commercial Service
. Large Format Retail . Havelock North Village Centre Retail
. Mixed Use . Clive-Whakatu Suburban Commercial
. Inner City Commercial . Haumoana - Te Aawanga Suburban Commercial
. Waimarama Suburban Commercial

1.6  Report structure

The report is structured as follows:

e Section 2 presents the current economic situation and outlook for the two areas. Summary data is
presented for the sectoral outlook. A high growth outlook is also included.

e Section 3 deals with the land and floor space demand and the short, medium and long term outlooks
are presented for retail, industrial and commercial sectors.

e Section 4 presents the capacity across the different sectors and commentary regarding the suitability
of the zones/locations are included.

e Section 5 combines the previous parts, to estimate the relative sufficiency of capacity. The
competitiveness margins are included where appropriate.

e Section 6 concludes the report.
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Figure 1-2: Location of zones
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2 Economic Situation and Outlook

In this section a broad overview of Napier City and Hastings District economy is provided. The
structure and make-up of the current economy and broad trends are discussed separately for
the two areas, Napier City and Hastings District. The economic outlook, and anticipated
sectoral shifts are key building blocks of the business land assessment. The purpose is to
provide high level commentary about the recent employment shifts, and to highlight the
growth outlook. The uncertainty associated with the Covid-19 recovery pathway and the
potential effects of the current inflationary environment are highlighted.

The section deals with Napier and Hastings separately, but it is acknowledged that these two urban areas have
economic linkages and form the main economic centres of the Hawke’s Bay region. The main trends and
movements in the economy over the past two decades are highlighted and the historic patterns inform the
growth outlook. It is however important to look through the volatility associated with the Covid-period (i.e.,

lockdowns and the above-normal activity in the immediate aftermath of the lockdowns).
The NPS-UD requires Councils to understand the growth pressures they are likely to face over the:

e short (2021-2024),
e medium (2024-2031), and
e longterm (2031-2051).

The economic growth scenarios are used to estimate Value Added and employment levels, over time. In turn
these are translated into Gross Floor Area (GFA) or land area requirements to accommodate the growth (the
translation process is presented in the next section).

We have relied on M.E’s proprietary model, the Economic Futures Model (EFM)!, to generate the economic
metrics. Two economic models were developed, one for the Hastings economy, and another for the Napier
economy. For both areas the base scenario reflects the medium-high population and a range of assumptions
around export, capital formation and productivity growth rates. These assumptions are informed by official
and unofficial data. A high growth scenario has included in the assessment (again one for each Council area)
to provide an indication of the potential sensitivities (spread of outcomes) with a focus on the long term. The
high scenarios use the high population projections for the household aspects (which determine the labour
force size). Additionally, the high scenario also increases overall economic activity (e.g., through lifting exports)
to reflect a higher growth pathway with the view of showing upside risks. The diverse natures of the two
economies were considered in the higher growth pathways and how these were framed. For example, the
Hastings economy has as large rural component, and these linkages are integrated by considering the
relationships with suppliers, like services to agriculture!? and higher export performance. The high scenarios
necessitated a relaxation of economic constraints around labour availability.

Each area is discussed under separate headings with three sub-sections. These subsections show the current
situation and recent trends, the growth outlook, and the variation in outcomes under the higher growth
pathway. Employment is used as a core metric and is based on modified employee counts (MEC).* The link

1 Introduced in Section 1.
12 These relationships are embedded
13 A Modified Employee Count (MEC) is a headcount of employees and included working proprietors.

Page | 8

ITEM 4

PAGE 345



Item 4

Napier Hastings FDS - Technical Report - Final Compiled (Attachment 4)

Adoption of Draft Future Development Strategy for Notification

between employment levels and land use (or GFA) requirements is well established and is normally used to
translate economic growth into land requirements because it is highly transparent process.

2.1  Napier City

Napier City is one part of the local economy, and important regional economic assets are located within the
City’s boundaries. These include Napier Port and the Hawke’s Bay Airport. The employment trends and shifts
across the different sectors are outlined below. The analysis included a long timeframe overview of the past
two decades (to 2001), and different timeframes are used to reveal how different sectors have performed
over the business cycle.

2.1.1  Current situation and recent trends

Napier City has a workforce of 30,790 MECs in 2021 (Table 2-1). The sectoral distribution is fairly diverse but
highlights the role of Napier as an urban centre and its role as a service hub for the wider Hawke’s Bay. Since
2001, the workforce of Napier City has grown by 6,100 MECs or 25%. Over half this growth occurred over the
last five years with an increase in employment of 3,340 MECs. This was preceded by a 10-year period of flat
economic performance (2006-2016), with some sectors declining, and shedding employment. Although, the
five years between 2001 and 2006 experienced growth at a level similar to the most recent five years.

Table 2-1: Napier City Employment (MECs), 2001-2021

Sector =
2001 2006 2011 2016 2021
Primary Sector 1,490 1,710 1,630 1,350 1,560
Mining and Quarry - 10 10 20 10
Manufacturing 3,270 3,160 2,680 2,670 3,000
Utilities 60 20 200 70 90
Construction 1,790 2,550 2,310 1,970 2,740
Wholesale trade 1,120 1,030 930 1,070 970
Retail Trade 3,210 3,690 3,620 3,110 3,390
Accommodation and food services 2,070 2,520 2,410 2,370 2,590
Road transport 1,420 1,400 1,370 1,480 1,720
Information media and teleco 230 200 160 240 190
Finance 190 280 320 260 200
Insurance and funds 260 230 210 180 180
Rental, hiring and real estate services 710 770 700 610 840
Professional Services 2,500 2,620 3,370 3,470 3,800
Government Admin (local and central) 1,160 1,450 1,260 1,540 1,910
Education and training 1,930 2,060 2,430 2,400 2,620
Health care and social assistance 1,950 2,190 2,460 2,990 3,260
Arts, Rec., Personal & Other services 1,330 1,760 1,690 1,640 1,740
Total 24,690 27,660 27,740 27,450 30,790

Professional services engage 3,800 MECs (12% of total employment within Napier City). This is the largest
concentration of employment (per sector) and is followed by:

e Retail with 3,390 MECs (11%),
e Health care and social assistance with 3,260 MECs (11%),
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e Manufacturing with 3,000 MECs (10%).

Combined, these four sectors account for 44% of the City’s employment base. Other noteworthy sectorsi.e.,
sectors with more than 8% of the employment, include:

e Construction (2,740 MECs),
e Education and training (2,620), and
e Accommodation and food services (2,590).

These concentrations underscores Napier’s urban centre role and meeting the needs of the wider population
across the Hawke’s Bay and beyond. The concentration in professional services highlight the service-nature
of the economy, but the role of manufacturing and population driven activities are also key. The growth in
employment confirms this important role. Table 2-2 shows the change in MECs over different timeframes.

Table 2-2: Napier City Employment Changes (MECs), 2001-2021

Change in MECs

Sector 200106 200611 201116  2016-21 2001-2021
Primary Sector 220 |- 80 |- 280 210 70
Mining and Quarry 10 - 10 |- 10 10
Manufacturing - 110 |- 490 |- 10 330 |- 280
Utilities - 40 170 |- 130 20 30
Construction 760 |- 250 |- 330 770 950
Wholesale trade - 0 |- 90 140 |- 100 |- 150
Retail Trade 480 |- 70 |- 510 280 180
Accommodation and food services 450 |- 110 |- 40 220 520
Road transport - 20 |- 30 110 240 310
Information media and teleco - 30 |- 40 80 |- 50 |- 50
Finance 80 50 |- 60 |- 60 -
Insurance and funds - 20 |- 30 |- 30 - - 80
Rental, hiring and real estate services 60 |- 70 |- 90 240 130
Professional Services 120 750 100 330 1,300
Government Admin (local and central) 300 |- 200 290 360 750
Education and training 140 360 |- 20 210 690
Health care and social assistance 240 270 530 260 1,310
Arts, Rec., Personal & Other services 430 |- 80 |- 50 100 410
Total 2,970 80 |- 290 3,340 6,100

Health care and social assistance (+1,310 MECs), Professional services (+1,300), and Construction (+950) have
seen the largest increases in actual employment since 2001. These three sectors represent 59% of
employment growth. Similarly, the sectors that have seen the largest positive percentage change in
employment (>50%) are:

e Health care and social assistance +67%,
e Government admin +65%,
e Construction +53% and,
e Professional services +52%.

However, some parts of the economy did not see continued upward momentum and have shed employment.
Over the long term (2001-2021) these sectors include manufacturing (-280 MECs), wholesale trade (-150
MECs) as well as insurance (-80 MECs), and information media and telecommunications (-50 MECs). These
long-term trends are however influenced by large movements in during the Global Financial Crisis and the
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sectors have recovered/seen solid expansion in the short term (past 5 years). Manufacturing has rebounded
adding 330 MECs. Other sectors that have seen declining, or flat, trends following the trend of employment
in several industries declining between 2006 and 2016 before picking back up in the years since 2016. The
biggest percentage declines in employment have been in Insurance and funds (-31%), Information media and
telecommunications (-20%) and Wholesale trade (-13%).

The data suggests that the economy has experienced three distinct phases, with strong employment growth
between the 2001-2006 period, followed by a decade with reasonably flat employment movements. This
decade included the GFC period and covers the 2006-2016 timeframe. The third timeframe is the post 2016-
period during which strong employment growth was recorded. This growth was generally broad-based, across
the economy. The implication of these three timeframes is that the local economy appears to be cyclical, with
surge periods driving substantial change. These patterns make planning for the future difficult, because the
development pathway is unlikely to be smooth, but will be uneven.

2.1.1  Outlook — 48 Sectors Employment

The economic outlook for Napier is based on the base scenario as modelled using the EFM. The EFM models
the outlook across 48 sectors, and the results are summarised to 1-Digit ANZSIC sectors. With reference to
Value Added shifts, the economy is expected to grow linearly, increasing:

e 2021-2024 1.7%,
e 2024-2031 1.5%,
e 2031-2051 1.3%.

These compound growth rates are based on the economy growing from $2.5bn to approaching $3.8bn by
2051. A conservative position is maintained in the scenario modelling and a slightly higher (less conservative)
growth pathway is presented in section 2.1.2. Table 2-3 summarises the outlook across the different sectors,
and presents the employment outlook over the short, medium and long term.

Table 2-3: Napier City Employment Growth (MECs), 2021-2051

Sector Projected MECs Growth

2024 2031 2051 2021-2024 2024-2031 2031-2051
Primary Sector 1,560 1,670 1,930 2,740 110 260 810
Mining and Quarry 10 10 10 30 - - 10
Manufacturing 3,000 3,120 3,400 4,300 120 280 900
Utilities 90 90 100 120 - 10 20
Construction 2,740 2,900 3,250 4,170 160 340 930
Wholesale trade 970 1,020 1,110 1,410 50 100 300
Retail Trade 3,390 3,570 3,950 5,000 180 380 1,050
Accommodation and food services 2,590 2,690 2,880 3,390 90 200 510
Road transport 1,720 1,810 2,010 2,700 90 200 690
Information media and teleco 190 200 220 280 10 20 60
Finance 200 210 230 300 10 20 60
Insurance and funds 180 190 210 260 10 20 60
Rental, hiring and real estate services 840 890 1,000 1,280 50 110 290
Professional Services 3,800 4,010 4,480 5,940 210 470 1,460
Government Admin (local and central) 1,910 2,000 2,210 2,750 100 210 540
Education and training 2,620 2,670 2,730 2,980 60 60 250
Health care and social assistance 3,260 3,450 3,850 4,870 190 410 1,020
Arts, Rec., Personal & Other services 1,740 1,820 2,010 2,540 90 190 530
Total 30,790 32,310 35,580 45,050 1,520 3,270 9,480
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The base scenario suggests that, over the short term, the overall growth will remain reasonably muted. This
reflects economic uncertainties around the Covid-recovery, rising interest rates (and inflation) as well as the
global geo-political environment and supply chain issues. Total employment levels are expected to slow from
2.3% p.a. between 2016-2021 to 1.6% p.a. from 2021-2024. This declines further to 1.4% p.a. from 2024-3021
and again to 1.2% from 2031-2051. The difference between the Value Added (VA) and employment growth

rates are due to improvements in labour productivity**.

These projected annual growth rates, albeit lower than experienced in the last five years, are an improvement
from the period between 2006-2011 when the economy underwent negative (-0.1% p.a.) growth. This long-
term growth decline is in line with national trends and reflect dynamics like aging populations and the impacts
of technology.

Overall, the shift in employment in Napier is estimated as follows:

e |nthe short term, 1,520 MECs,

e Medium term 3,270 MECs,

e |ongterm 9,480 MECs, and
e Total shift 14,270 MECs.

The sectoral distribution of employment is expected to remain relatively stable over the next 30 years.
However, there are some core trends to consider as part of the land and capacity planning process. Sectors
that will see the most employment growth in absolute terms over the long term are:

e Professional services (+2,140 MECs),
e Retail trade (+1,610 MECs), and
e Health care and social assistance (+1,610 MECs).

In percentage terms, the highest growth occurs in the Primary sector (+76%), Professional services (+56%),
and Road transport (+57%). Other key observations are:

e Forall sectors employment growth is positive over the next 30 years. This is consistent with a growing
economy. However, some sectors will only see employment levels approaching those seen during the
early 2000s (pre-GFC) towards the end of the analysis period.

e Employment growth within Education and training is expected to remain around the existing levels,
with only marginal shifts.

o The bulk (62%) of the growth expected to occur in the Primary sector is within the agriculture, forestry,
and fishing support services. Structural shifts and how the primary sector is structured (e.g. more
specialist contracting services being procured) are driving this shift.

e The effects of COVID-19 are expected to dampen growth over the short term.

e The data indicates Utilities will experience minimal (< 5 MECs) growth in the short term. However,
the overall trend is upward, and the sectors will see some growth over the long term.

14 The shifts in labour productivity are accounted for when estimating the land requirements. However, some caution is needed
because growing labour productivity reduces the employment that is needed. If that reduced employment is then used (unadjusted)
to estimate the land requirements, then it could understate the land requirements.
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The distribution of employment anticipated in the future is consistent with the current structure and continues
to highlight Napier as an urban centre and its role as a service hub for the wider Hawke’s Bay.

2.1.2  Variation — High outlook

The base scenario takes a conservative position, and less conservative growth pathway is included to show the
potential effects of stronger growth. The stronger growth pathway reflects the high population projections
(as per StatsNZ) as well as improved export performance with a performance premium applied across all
exports. Table 2-4 presents employment projections for the high growth scenario for Napier City.

Table 2-4: Napier City Employment Growth (MECs) - High, 2021-2051

Sy Projected MECs Growth

2021 2024 2031 2051 2021-2024 2024-2031 2031-2051
Primary Sector 1,560 1,680 1,940 2,770 120 260 840
Mining and Quarry 10 10 10 30 - - 10
Manufacturing 3,000 3,120 3,410 4,340 120 290 930
Utilities 90 90 100 130 - 10 30
Construction 2,740 2,910 3,260 4,210 170 350 950
Wholesale trade 970 1,020 1,120 1,440 50 100 310
Retail Trade 3,390 3,590 4,010 5,190 200 420 1,180
Accommodation and food services 2,590 2,700 2,920 3,510 110 220 590
Road transport 1,720 1,820 2,020 2,730 90 200 710
Information media and teleco 190 200 220 280 10 20 60
Finance 200 210 240 310 10 20 70
Insurance and funds 180 190 210 270 10 20 60
Rental, hiring and real estate services 840 890 1,010 1,310 50 110 300
Professional Services 3,800 4,020 4,510 6,030 220 490 1,520
Government Admin (local and central) 1,910 2,020 2,250 2,880 110 240 630
Education and training 2,620 2,700 2,810 3,170 80 110 360
Health care and social assistance 3,260 3,480 3,940 5,150 220 470 1,210
Arts, Rec., Personal & Other services 1,740 1,830 2,040 2,650 100 210 610
Total 30,790 32,460 36,020 46,370 1,670 3,560 10,360

Compared against the base scenario, the change compounds over the longer term, and the difference from
the total employment estimated for the base scenario are:

e Shortterm 150,
e Mediumterm 290, and
e longterm 880.

The data suggests that the total difference between two scenarios is 1,320 over the assessment period. The
overall growth profile aligns with the base scenario, but the scale of change is larger. In the short term 1,670
additional MECs are projected, 3,560 MECs in the medium term and 10,360 MECs in the long term. Projected
annual employment growth for the short term is 1.8% p.a., declining to 1.5% p.a. from 2024-2031 and again
to 1.3% p.a. from 2031-2051. The data indicates Professional services will see the largest growth in
employment with an increase of 2,230 MECs. Other key growth sectors are Health care and social assistance
(1,890 MECs), Retail trade (+1,800 MECs) and Construction (+1,470 MECs). Similarly, the primary sector will
see large positive percentage change that is estimated at +78%.

Sectors that are likely to experience minimal growth are Education and training (+21%) and Accommodation
and food services (+35%) with an increase of 550 and 920 MECs from 2021-2051, respectively.
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The key points are as follows:

e In the short-term growth is dampened by the effects of COVID-19, and the higher growth pathway
(population and export driven) shows some improvement (vs the base scenario) over the short term.

e Employment in professional services increases the most from 3,800 MECs in 2021 to 6,030 MECs in
2051.

e Excluding Mining and quarrying, the largest percentage growth is within the primary sector (+78%),
but this is driven by external factors (i.e., those that are beyond Napier).

e A higher population growth rates drives demand and thus employment in sectors associated with
household spending (retail and entertainment), as well as sectors relating to demographic shifts
(health spending).

e Under the high scenario, all sectors except Education and training and Accommodation and food
services see materially larger growth. These two sectors show marginal shifts with employment.

e The biggest additional growth in actual employment, compared to the medium scenario, is anticipated
in Health care and social assistance (+280 MECs), Education and training (+190 MECs) and Retail trade
(+190 MECs). The additional growth in these sectors highlights the role of Napier City as a service hub
under a high population scenario.

2.2  Hastings District

The Hastings economy is discussed below. The district’s economic base has a different functional focus, with
a large rural component that is linked to local processors. Local households are serviced and provide labour
to local businesses. The recent trends and the outlook for the economy are presented below using the same

structure as used for Napier.
2.2.1  Current situation and recent trends

StatsNZ data suggest that the Hastings District has a workforce of 52,370 employees®® and the employment
base is spread across several sectors. The data shows that Hastings service the local households and provides
important services to the primary (rural/agriculture) sector.

Table 2-5 reports the employment levels across aggregate sectors. The Primary sector is the largest employer,
engaging 10,710 MECs (2021), equal to one fifth of total employment. This reflects the availability of highly
productive land used in agriculture and horticulture which supports significant employment. The district also
shows high proportions of employment in:

e Professional services 6,630 MECs (13%),
e Manufacturing 6,460 MECs (12%), and
e Health care and social assistance 6,180 MECs (12%).

As a whole, the Hastings District workforce has grown by 14,160 MECs since 2001, an increase of 37% (Table
2-5). Professional services have seen the largest growth in employment, with an increase of 3,200 MECs since
2001. Health care and social assistance, and Construction, have also grown significantly, increasing by 2,560
and 2,220 MECs, respectively. These three sectors account for 56% of total employment growth since 2001

15 The employment data is based on the NZ business demography statistics (BDS). The BDS is an annual snapshot (as at February) of
the structure and characteristics of businesses.
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for the district. Most of the other industries have also experienced employment growth at lower levels,
however, employment has fallen in:

e information media and telecommunications (-170 MECs, -49%) and
e manufacturing (-90 MECs, -1%).

The stagnation of employment growth over the 10-year period from 2006-2016, as observed for Napier City,
is also observed in the data for Hasting District. Over this period, the total district’'s employment increased by
only 800 MECs, an average annual growth rate of 0.2%.

These cyclical movements add complexity to estimating outlook, but the potential implications of the swings
on land use planning need to be considered. It is important to look through short term movements (impacted
by one, or two large developments).

Table 2-5: Hastings District Employment (MECs), 2001-2021

Sector MESS
2001 2006 2011 2016 2021
Primary Sector 9,160 9,360 10,010 9,470 10,710
Mining and Quarry 20 20 20 30 20
Manufacturing 6,550 6,740 5,870 6,190 6,460
Utilities 170 220 250 330 510
Construction 1,840 2,740 2,870 2,960 4,060
Wholesale trade 1,090 1,340 1,270 1,410 1,600
Retail Trade 3,290 3,820 3,370 3,360 3,560
Accommodation and food services 1,540 2,010 1,950 2,000 2,560
Road transport 1,200 1,200 1,330 1,200 1,400
Information media and teleco 350 370 350 270 190
Finance 250 380 410 430 540
Insurance and funds 160 200 200 200 240
Rental, hiring and real estate services 680 750 710 660 750
Professional Services 3,440 4,520 4,100 5,150 6,630
Government Admin (local and central) 1,000 1,220 1,430 1,290 1,790
Education and training 2,500 3,100 3,270 2,880 3,170
Health care and social assistance 3,620 4,350 5,000 5,180 6,180
Arts, Rec., Personal & Other services 1,350 1,610 1,790 1,740 2,010
Total 38,210 43,950 44,220 44,750 52,370

Table 2-6: Hastings District Employment Changes (MECs), 2001-2021

Change in MECs

2001-06 2006-11 2011-16 2016-21 2001-2021

Primary Sector 200 650 |- 540 1,240 1,550
Mining and Quarry - - 10 |- 10 -

Manufacturing 190 |- 870 310 270 |- 90
Utilities 50 30 90 180 350
Construction 890 140 90 1,090 2,220
Wholesale trade 250 |- 70 150 180 500
Retail Trade 530 |- 450 |- 20 200 270
Accommodation and food services 470 |- 60 50 560 1,020
Road transport - 130 |- 130 200 200
Information media and teleco 10 |- 20 |- 80 |- 90 |- 170
Finance 130 40 20 110 290
Insurance and funds 40 - - 40 70
Rental, hiring and real estate services 80 |- 40 |- 50 90 80
Professional Services 1,090 |- 420 1,050 1,480 3,200
Government Admin (local and central) 220 210 |- 150 500 780
Education and training 600 170 |- 400 290 670
Health care and social assistance 730 650 180 1,010 2,560
Arts, Rec., Personal & Other services 260 170 |- 50 270 650
Total 5,740 270 530 7,620 14,160
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2.2.2  Outlook — 48 Sectors Employment

The projected employment for Hastings District over the short, medium and long term is presented in Table
2-7 below. Overall, the shift in employment in Hastings is estimated as follows:

e |nthe short term, 2,200 MECs,

e Medium term 4,530 MECs,

e longterm 11,340 MECs, and
e Total shift 18,070 MECs.

The table reports the employment outlook across the aggregated sectors, and shows the estimates per year,
and the change between different timeframes.

Table 2-7: Hastings District Employment Growth (MECs), 2021-2051

Sy Projected MECs Growth
2051 2021-2024 2024-2031 2031-2051
Primary Sector 10,710 11,180 12,150 14,710 470 970 2,560
Mining and Quarry 20 20 30 40 - - 10
Manufacturing 6,460 6,770 7,460 9,200 310 690 1,740
Utilities 510 540 590 700 20 50 120
Construction 4,060 4,310 4,860 6,550 250 550 1,680
Wholesale trade 1,600 1,660 1,790 2,110 60 130 320
Retail Trade 3,560 3,650 3,820 4,040 90 170 220
Accommodation and food services 2,560 2,640 2,800 3,150 80 160 340
Road transport 1,400 1,470 1,620 2,010 70 150 390
Information media and teleco 190 190 200 210 - 10 10
Finance 540 560 600 660 20 40 60
Insurance and funds 240 250 270 300 10 20 30
Rental, hiring and real estate services 750 760 770 930 10 10 160
Professional Services 6,630 6,950 7,640 9,530 320 690 1,890
Government Admin (local and central) 1,790 1,870 2,030 2,390 80 160 360
Education and training 3,170 3,210 3,260 3,450 40 50 190
Health care and social assistance 6,180 6,450 6,980 7,860 270 530 880
Arts, Rec., Personal & Other services 2,010 2,080 2,250 2,610 80 160 370
Total 52,370 54,570 59,100 70,440 2,200 4,530 11,340

In total, the District’s workforce is expected to grow to 70,440 MECs by 2051, an increase of 35%. The size of
the employment growth is constrained by the ageing population and the size of the ‘potentially active
economic population’®® but labour productivity growth suggests that the VA (GDP) growth would be higher.

The shift in employment is based on economic growth (based on VA). In terms of the employment levels, the
base scenario suggests that the total employment will continue to grow over the short, medium, and long
terms. Annual growth (compound) is estimated at 1.4% p.a. between 2021-2024. This then declines to 1.1%
p.a. from 2024-3021 and again 0.9% from 2031-51. The anticipated growth rates are between historically
recorded rates between 2001-2021. During these longer timeframes, compound growth rates varied between
0.1% and 3.4% (depending on which period is considered). A drop off in projected medium- and long-term
annual growth rates is anticipated for Hastings. However, the rate of change trends down and reflects the
linear growth (vs exponential growth).

16 This is the working age population and is generally referred to as those between 19 and 65 years old. However, the upper limit has
been shifting upwards as individuals work longer.

Page | 16

ITEM 4 PAGE 353



Item 4

Napier Hastings FDS - Technical Report - Final Compiled (Attachment 4)

Adoption of Draft Future Development Strategy for Notification

Overall, the distribution of employment is stable over the long term. The primary sector’s role in the economy
is expected to remain a key feature of the local economy. In fact it will see strong growth over the next 30
years (+4,000 MECs or an increase of 37%). Industries within the Primary sector that will see the largest
increase in employment are agriculture, forestry, and fishing support services (+1,870 MECs) and horticulture
and fruit growing (+1,800 MECs). Other sectors anticipated to experience significant growth are:

e Professional services 2,900 MECs,
e Manufacturing 2,740 MECs,
e Construction 2,490 MECs, and
e Health care and social assistance 1,680 MECs.

Two sectors experience minimal growth over the next 30 years, Mining (+20 MECs) and Information media
and telecommunications (+20 MECs). A reason for the small shifts relates to increased application of
technology. In turn, this causes a shift of employment to other sectors, including those that service the
technologies that are used.

Other key observations are:

e Growth for all sectors is positive over the next 30 years.

e The effects of COVID-19 are expected to dampen growth over the short term for accommodation and
food services. How the opening of the international borders translate into local visitor spending will
affect the scale and size of the employment outlook for sectors associated with the visitor economy.

e Shortterm projected annual growth is strong (1.4% p.a.) but the uncertainty, tightening interest cycles
and supply chain issues are likely to constrain growth going forward.

e Primary sector and professional services growth accounts for almost two fifths (38%) of total growth
over the period 2021-2051.

e For Manufacturing, the key increases in employment are anticipated in beverage and tobacco product
manufacturing (+740 MECs) and other food manufacturing (+600 MECs). These shifts mean that the
existing manufacturing capabilities and strengths are expected to remain embedded in the local
economy.

e The importance of people-centric sectors, like health care and education is seen in the continued
growth of employment in these sectors.

2.2.3  Variation — High outlook

A high growth scenario, reflecting higher population estimates and higher export performance, is included in
the assessment. This reflects the upside potential and forms the upper threshold for the business land
modelling. Under the high scenario, the district’s workforce is expected to increase to 76,430 MECs (Table
2-8). The data indicates that in the short term an additional 2,680 MECs are projected, 5,670 MECs in the
medium term and 15,290 MECs in the long term.

Projected annual growth for the short term is 1.7% p.a. (compounded), declining to 1.4% p.a. between 2024-
2031, before levelling off at 1.2% p.a. between 2031-2051. To put this in context, the short term growth rate
is just above the long term (2001-2021) compound growth rate of 1.6% while the medium and long term
growth rates are slightly below it. The growth rates for the outlook are well above the 0.1% and 0.2% recorded
between 2006-2011 and 2011-2016, the periods reflecting the low growth periods. On a per average (year-
on-year and then averaged), between 2001 and 2021, employment moved 1.3% with a large range — between
-2.9% and up to 1.4%.
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In terms of the sectoral patterns, the relative change aligns with that observed for the base scenario. The
largest growth is anticipated to occur in the Primary sector with an addition 5,000 MECs over the next 30 years.
The data indicates Professional services (+3,600 MECs), Manufacturing (+3,570 MECs), Construction (+2,660
MECs) and Health care and social assistance (+2,360 MECs) are also expected to experience significant growth
over this period. The largest growth in percentage terms occurs in the following sectors:

e Mining +100% (albeit off a low base),
e Construction +65%,

e Road transport +56%, and

e Manufacturing +55%.

Table 2-8: Hastings District Employment Growth (MECs) - High, 2021-2051

Sl Projected MECs Growth
2021-2024 2024-2031 2031-2051
Primary Sector 10,770 11,330 12,500 15,770 550 1,170 3,270
Mining and Quarry 20 20 30 40 - - 10
Manufacturing 6,550 6,930 7,780 10,120 380 850 2,340
Utilities 510 540 600 760 30 60 160
Construction 4,070 4,330 4,920 6,730 270 590 1,810
Wholesale trade 1,610 1,680 1,850 2,280 80 160 430
Retail Trade 3,610 3,740 3,990 4,480 130 250 490
Accommodation and food services 2,580 2,690 2,910 3,490 110 220 570
Road transport 1,410 1,500 1,680 2,200 90 180 520
Information media and teleco 190 200 210 240 10 10 30
Finance 540 570 620 720 20 50 100
Insurance and funds 240 260 280 340 10 30 60
Rental, hiring and real estate services 760 780 800 1,020 10 20 220
Professional Services 6,660 7,040 7,860 10,260 380 820 2,400
Government Admin (local and central) 1,810 1,900 2,110 2,650 100 210 530
Education and training 3,220 3,310 3,480 3,910 90 170 440
Health care and social assistance 6,220 6,550 7,220 8,580 330 670 1,360
Arts, Rec., Personal & Other services 2,020 2,120 2,330 2,870 100 210 540
Total 52,800 55,480 61,150 76,430 2,680 5,670 15,290

Other observations include:

e Forall sectors growth is positive over the next 30 years under a high growth outlook.

e Employment in mining doubles from 20 MECs in 2021 to 40 MECs in 2051.

e Employment growth in the Primary sector, Professional services and Manufacturing accounts for just
over half (52%) of total growth over the period 2021-2051.

e In the short-term growth is largely unaffected by the effects of COVID-19. Growth tapers off in the
medium and long term as the growth takes a linear pathway (i.e. not exponential).

e Ahigher population growth is driving demand and thus growth in employment in some sectors of the
economy, and the higher population growth assumptions will underpin this growth.

e Total projected employment in 2051 is 76,430 MECs.

e Under the high growth scenario, the data indicates additional growth on top of the medium scenario
outlook projections for all sectors (except Mining).

e Hasting District’s key employment sectors continue to experience growth and the additional growth
in these sectors highlights the competitive advantages of the District in these sectors i.e. availability
of highly productive land for horticulture and fruit growing.

Compared to the base scenario, a high growth pathway will see higher overall employment. The
differences are as follows:

e By2024 +910,
e By2031 +2,050, and
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e By2051 +5,990.

The biggest additional growth in employment, compared to the medium scenario, is anticipated in:

e Primary sector +1,000 MECs,
e Manufacturing +830 MECs and
e Professional services +700 MECs.

2.3  Points from the engagement and wider context

The growth outlook as framed in the preceding section integrates information and insights received during
engagements with a selection of local businesspeople, and economic development practitioners. The
engagements were confidential and therefore the specific individuals involved are not listed. The local insights
were combined with recent economic commentary around the state of the economy. It is very important to
consider the economic outlook in the context of the rapidly changing economic landscape. Inflation is
currently very high, and interest rates are shifting higher. Supply chain disruptions and global geopolitical
issues are clouding the economic outlook. It would be inappropriate to ignore these factors, especially when
looking at the short-term outlook. The key points from the engagement are summarised first, before the
changing economic landscape (and the implications) are presented.

2.3.1  Key points from the engagement

Broad indications are that the economic outlook in both Napier and Hastings remain positive, but there are
growth challenges. Some challenges are existing, and others are emerging. The engagements were used to
get locally grounded inputs and perspectives from the respective councils’ economic development arms. The
information gathered during these engagements informed the modelling calibration process. The key points
and observations made during the engagements are summarised below, first for Hastings and then Napier.
Note, that these views are high-level and not comprehensive indicators of the region’s economic future.
Where possible, the points were triangulated against other reports and sources.

Hastings
Hastings is seen as the agricultural and industrial hub of the area. One of the central challenges for the

Hastings economy, is the supply of labour — this is a known issues and is expected to remain acute for the
foreseeable future. For example, horticulture makes up a large share of the district’s economy, with this sector
heavily reliant on migrant labour (e.g., backpackers, RSE workers). The closing of New Zealand’s borders as a
result of the Covid-19 pandemic, is widely reported as having a detrimental impact on the sector in Hastings

(‘fruit are left on the ground to rot’, ‘never seen it this tough’).

Despite the re-opening of borders, the labour shortage has remained. The respondent commented that this
was a constraint for this sector in Hawke’s Bay even before the pandemic. The sector is tackling the issue in
different ways:

e Some corporate fruit growers are taking a long-term view and replanting orchards in a way that will
eventually enable automated picking.1?

17 https://www.nzherald.co.nz/hawkes-bay-today/news/apple-picking-robot-could-be-a-game-changer-for-the-
industry/GVWTBAKPUSWZPIZVHT46P555DM
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e Other businesses are taking on permanent staff and training staff to be able to reduce seasonal
requirements i.e., using staff across multiple business processes during different times of the year
(pruning, picking, etc.). This has been shown to attract labour, providing more stable employment for
people in the area.

e Food manufacturing firms, linked to the horticulture sector, have been investing in automation as a
way of mitigating the labour shortage.

e The construction sector is addressing the labour pressures by partnering with local businesses and
collaborating. The supply chain constraints resulting from the Covid pandemic are placing large strains
on this sector’s ability to deliver work.

Arguably, a more pressing issue that would limit future growth is supply water and three waters
considerations. The Regional Council has proposed new limits for water quality and water quantity in rivers,
lakes, streams and aquifers in the Tutaekuri, Ahuriri, Ngaruroro and Karamu River catchments.*® Those limits
are one of several constraints on the ability of new wet industries to establish in the district, or for current
businesses to transition from industries requiring a lower water to those with a higher water. We understand
that this is a significant issue.

During the discussions, the growth potential for some primary sector sub-sectors (e.g. pip fruit) was
highlighted. We understand that this sector’s potential is being presented in a very positive light. However
many of the available literature (and anecdotal evidence) is three to four years old i.e., pre-Covid. Recent
sectoral growth outlook reports like the MPI Situation Outlook for Primary Industries (June 2022) present a
more balanced view of the challenges and issues facing the sector. The challenges are mostly related to global
factors (Russia-Ukraine conflict), supply chain issues and the flow on effects on key commodity prices
(including agricultural inputs such as fuel and fertiliser that are rising sharply). The tightening economic
conditions in key export markets (for pip fruit), like China (17% of apple and pear exports) and EU (excluding
UK; with 12% of exports) are likely to see difficult trading conditions over the short term. This uncertainty is
reflected in MPI growth outlook that slowing in export growth — down from +13% between 2018/19 to -6% in
2020/21.

The MPI sector outlook asserts that the sectoral outlook is influenced by:

e Increasing costs of production,
e ongoing shortages of skilled and unskilled labour, and
o the likelihood that shipping disruptions will continue until 2023/24.

These factors will put pressure on growers’ profit margins in the short to medium term and growers are
expected to continue removing poorer-performing orchard blocks and varieties. In fact, the MPI report states
that some growers may choose not to replant and to change land use or to sell their properties. For these
reasons, forecasts of little or no increase in the total planted area of apples and pears over a two-year period
are maintained. Changes in production volumes are likely to be associated with recent plantings maturing and
productivity gains.

18 These freshwater limits are part of Proposed Plan Change 9 (‘TANK Catchments’) to the Hawke’s Bay Regional Resource Management
Plan. On 9 September 2022, decisions on submissions on that proposed plan change were issued by a panel of five independent
commissioners. At time of writing, some of those decisions may yet be appealed to the Environment Court as per RMA processes.
Plan Change 9 is part of the Regional Council’s work programme to implement the National Policy Statement for Freshwater
Management.
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The medium-term outlook for exports is positive and the high-quality nature of the horticulture produce will
continue to support activity. But the near term is uncertain with acute pressures on the sector. This means
that for the land demand estimates, a more bearish approach is appropriate.

Napier

Napier is viewed as the tourist and retail centre of the wider region. Looking forward, the respondent is of the
view that professional services (tech sector) and logistics will be the main sectors driving the Napier economy.
The respondents highlighted that the local retail sector has held up well despite the effects of the pandemic,
with business locations seeing high occupancy rates (low vacancy rates).

Identified areas of strengths include Napier’s attractive built environment, art deco buildings, sea front and
vibrant centres. These attributes attract people, which is why retail and tourism are expected to remain strong
and the post Covid travel environment (with border restrictions being relaxed) will support the visitor
economy. It is acknowledged it will take time for tourism to recover from the effects of Covid-19.

Important economic assets for the city include the sea and airport. It is the view of the respondent that
enabling expansion of the access to these ports, will unlock and enable growth. Accessibility to the ports is an
important aspect that would need constant protection and enhancements.

The greatest constraint to growth in the city is understood to be infrastructure. The respondents highlighted
a significant infrastructure deficit of around $1bn (this could not be verified). This suggests a large deficit in
infrastructure for both residential and non-residential activities. The historic relationships with mana whenua
and the Councils were pointed out as weaknesses for the city, and it is taking time to rebuild the trust and
collaboration needed for strong economic performance.

In terms of the commercial sector, the demand for office space remains strong and the local business
community expects this to remain the case. Buildings with flexibility (e.g. hot desking/shared office space) are
performing the best. Ahuriri is facing strong demand, seen as a ‘vibey’ place to locate. Especially popular with
the tech sector. The respondents did highlight caveats and uncertainty around the short-term economic
outlook (and the effects of the interest rate increases).

Commentary on the overall economic outlook

The NZ economy is changing direction as it emerges for the immediate shocks associated with the Covid-
lockdowns and response. Several measures were implemented during the Covid-pandemic to support the
economy and protect jobs. With the economy moving beyond Covid (even though some risks remain), means
that the stimulatory effects of those support measures are coming to an end. At the same time inflation and
capacity constraints are requiring policy tightening to reduce economic pressures. The inflationary
environment is a clear manifestation of these pressures. Rising interest rates are expected to shift economic
activity down.

Rising interest rates change the cost of capital, affecting decisions about how capital is applicated, and the risk
profiles associated with the allocation. Rising interest rates have a cooling economic effect, lowering
investment activities, and slowing asset price appreciation. The effects of recent interest rate increases are
noticeable in the housing market and investment intentions. For example, house prices are down 5% vs the
peak in November 2021 and the outlook is for house prices to continue contracting over the next 12-24 months
(the size of the price change varies depending on the economic commentary, but the direction of change is
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consistent). The investment outlook is also trending more negative and high interest rates are expected to
dampen demand.

The inflation outlook is expected to remain above the Reserve Bank’s inflation target (mid-point of 2%) until
2025. This suggests that the slowing economy is likely to remain depressed for the short term. The NZIER
consensus forecasts highlighting pull backs in GDP and private consumption over the rest of 2022 and slowing
through 2023/24 before picking up again in 2024/25. The continued lift in interest rates to get inflation under
control will slow economic activity. The upward trend in interest rates is highlighted across all economic
commentaries (e.g. the banks).

In addition, confidence levels are falling and suggest that the economic pressures are limiting growth
opportunities. Labour and capacity constraints are inhibiting activity and investment intentions. In fact, some
economic commentary suggests that there could be some quarters with negative growth. The Q1-2022 GDP
data confirmed that the economy took a hit from Omicron and the associated labour, and supply chain effects.
Economic activity was weak, with a 0.2% quarter-on-quarter contraction. Some volatility in GDP indicators is
expected over the short term as global activity slows, supply chain constraints are resolved and as interest
rates move. This volatility is evident in the anticipated GDP figures for Q2-2022 —some commentary suggests
that the economy (GDP figures) are likely to bounce around. However, the volatility should not be seen
suggesting that a slowdown is not anticipated. Rising interest rates as way to combat inflation is likely to result
in a broader downcycle. This downcycle will impact local investment activity and the demand for business
land.
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3 Land and floorspace demand

Economic activities and businesses operate from specific locations. These locations are
managed through the planning structures. This section describes the anticipated demand for
business land and floorspace, over time.

The demand of land is a function of economic growth. Shifts in the economic structure, and the relative change
in employment levels across different sectors, occur at different rates. At the core, the approach starts with
employment estimates, and then translates these into land and floorspace requirements. This is based on the
logic that for businesses to carry out their business activities, they need to accommodate their workforce,
plant and equipment, and allow for on-site transport requirements (e.g., loading bays). The future land and
floor space requirements are estimated using the employment outlooks.

The section starts with an overview of the approach and the main assumptions, before presenting the demand
outlook for Napier City and Hastings District.

3.1 Spatial relationships

The demand outlook is based on the expected employment growth with the employment growth summarised
in the preceding section. The employment projections have been translated into the estimated floorspace
and land use requirements using the different space-employment relationships as observed across different
dataset around other economies around NZ. These ratios were adjusted to align with the observed local
growth patterns and using Council information about sector-based land area occupied by zone. Importantly,
a range of different sources were used in reviewing the ratios and the expected outcomes. Table 3-1 reports
the ratios used.

These averages are derived from current data relating to employment and land use/space types. These ratios
show the revealed patterns and the spread across different locations, and areas. An important reason for the
diversity is that businesses have a large degree of variation of how they use space. The assessment started
with the average values and then adjusted these to match recently observed patterns, and other information.
In addition, the ratios were compared against the rating data. We have relied on our previous experience in
similar analyses as well as information from commercial entities® as cross-checks.

The ratios are kept constant over time. This means that the analysis does not reflect improved capital/labour
to land (building) use ratios that may occur going forward. This means that the ratios, and the demand
patterns derived using them, are towards the lower end of the spectrum. In the context of the BCA, this
approach is appropriate, because it would not lower/reduce the land requirements or floor area. If capacity
then exceeds demand (or demand + margin), then there is a reasonable degree of certainty that the demand
is/will be catered for.

Several broad categories (with sub-categories) were defined as the ratios are estimated accordingly. These
categories are based of the (general) similarity of activities carried out by employees. For example, commercial
office space may be occupied by a wide range of businesses and organisations across several sectors (e.g.
accountants, lawyers as well as government departments and community services).

19 For example Colliers and JLL
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Table 3-1: Employment to floorspace and land ratios (sgm per employee per space type)

Land Area per Employee (sqm per employee)
Use type Min Max Mean Napier Hastings
Office---Commercial 13 100 38 20 20
Office---Retail 20 100 69 45 20
Shops---Commerecial 10 100 31 50 70
Shops---Retail 15 200 101 85 70
Accommodation 15 400 275 200 125
Warehouse 100 600 358 350 365
Factory 80 500 278 270 300
Yard---Commercial 100 350 283 200 100
Yard---Industrial 100 350 181 140 100
Other Built---Commercial 20 500 195 120 120
Other Built---Industrial 20 500 122 125 120
Education 50 500 233 167 100
Outdoor---Commercial 10 1000 72 50 50
Outdoor---Industrial 10 1000 - 75 50
Outdoor---Rural 10 1000 588 50 50
GFA per Employee (sqm per employee)
Use type Min Max Mean Napier Hastings
Office---Commerecial 13 100 19 20 20
Office---Retail 20 100 19 27 27
Shops---Commercial 10 100 27 27 27
Shops---Retail 15 100 27 a7 47
Accommodation 15 200 50 100 100
Warehouse 100 200 167 167 167
Factory 80 200 138 138 138
Yard---Commercial 50 150 100 85 85
Yard---Industrial 50 150 100 100 100
Other Built---Commercial 20 120 60 60 60
Other Built---Industrial 20 120 60 60 60
Education 30 100 50 60 60
Outdoor---Commercial 10 100 20 20 20
Outdoor---Industrial 10 100 20 20 20
Outdoor---Rural 10 100 30 30 30
Note, the minimums and maximum values as reported do not necessarily relate to the same observation.
The minimum and maximums (and mean) are across the datasets and should therefore not be combined.

The following three core categories were defined:

e Industrial: This covers both heavy and light industry with the type and nature of emissions into the
wider environment driving the difference. Heavy industrial activities need to be appropriately
buffered from more sensitive activities such as residential land uses. Light industrial activities may
capture the same set of ANZSIC codes, yet due to scale or nature of production processes, do not
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require the same level of buffering. In addition, activities that may not be manufacturing in nature
are categorised as light industrial for the purposes of the NPSUD. These include, yard-based storage,
transport and distribution, construction, utilities, and wholesaling. However, caution is needed when
considering construction because a share of this sector’s employment relates to trade activities. These
businesses are often registered outside industrial locations (i.e., in residential areas) because the
builders are not location-bound.

Commercial: The commercial spaces generally relate to office activities and public administration.
Commercial captures the paid accommodation sectors as well as health and education. This is due to
the nature of the space types they occupy. For this category, care is needed because education
includes schools which are often located close to the communities they service and not in core
business locations.

Retail: This captures all forms of retail activity and retail-based services such as repairs and
maintenance of household goods, hairdressing, and other personal services plus a few categories of

commercial activity including real estate agencies, dentists, and optometrists.

In terms of approach, the employment projections (base scenario) were translated into land and floor area

requirements by allocating the employment projections to the space types (in the above tables). The

economic sectors align Hastings and Napier Councils’ definitions of ‘wet’ and ‘dry’ industries. These definitions

align with the ANZSIC sectors. The estimated employment growth is transformed into land and floorspace

requirements using the following key steps:

The employment estimates are distributed spatially across Hastings and Napier using different
approaches. For example, area (sqm) by zone and SA1 combinations are applied to estimate the
relative location (in the area) of sectors employment,

The share of employment (by sector) that is in areas that do not have the expected (relevant) zoning
is estimated. For example, a share of construction jobs is in residential areas. These shares are used
to adjust the employment growth that is used to estimate the demand for land and GFA downward.
This adjustment assumes that share of employment that is in out of zone locations will remain stable.
The shares vary considerably, with low (<0.5%) for some manufacturing activities, and up to 50% for
education (driven by schools).

The change in employment (growth or contraction) per sector is adjusted for intensification. The share
of growth that is accommodated through intensification (i.e., more intensive use of existing sites) is
based on how big a sector is as well as the size of the growth and the type of sector. The share of each
sectors growth that is accommodated via intensification is around 5% (median value across all the
sectors) but it varies depending on the sector. Applying these assumptions and then aggregating the
results suggest that a quarter (24%-25%) of growth will be accommodated through more intensive
use of sites. Importantly, a third of the intensification growth is in transport, storage and office-type
activities (e.g., professional services and central government activities).

The adjusted employment growth is allocated to zones, and the land area requirements for the zones
are estimated based on the space-type requirements (as per Table 3-1). Sectoral use of space types
is distributed (percentage shares) based on local conditions and a need to calibrate the potential
growth to observed patterns. Appendix 3 reports the assumed ratios. By taking a matrix approach, a
sector’s growth can be disaggregated across different space types. This approach reflects that a
sector’s growth is unlikely to be solely in one space-type.
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By outlining the information in a matrix format, we have allowed a single sector to split its activity between
different space types. This is important as it is unlikely that all employment in any one industry occupies the
exact same space type. A simple example is an industrial business with a large industrial footprint, but also a
warehouse area and a head office in commercial office space.

The NPSUD has an urban focus, meaning that the important rural sector is excluded. However, considering its
important role in Hastings, as well as its lesser role in Napier, agriculture is included in the economic
assessment to help estimate the outlook. The rural sectors do not directly drive demand for industrial or
commercial land. The indirect (flow on) effects are included in the modelling. However, a small portion of the
associated (rural) growth is translated into industrial land requirements (urban). The main effects of the
agriculture sector on business land (in the urban areas) are through the supply chains, and the sectors
supplying agriculture (like services to agriculture) and sectors that process agricultural goods.

While not an BCA requirement, the analysis aggregated the economic activity into ten sectors, as used by the
Councils. The current relationships?® of these sectors (listed below), and the main zones is used to allocate
growth to different zones. The basic premise is that these industries (especially the wet/dry sector) reflect
some co-location advantages that would persist going forward.

e Wet Industry,

e Dry Industry,

e Service Industry,

e Transport and Storage,

e Wholesale and Retail,

e Utilities and Waste Services,
e Other Services,

e Primary Production,

e Accommodation, and

e Other.

The sector-zone and Council industry relationships are based on the area occupied in each zone, and by each
industry. These relationships are linked to sectoral growth (employment) as well as the space-types to inform
the spatial allocation of demand across the zones, and the associated capacity. In terms of the allocation
process, it was assumed that the non-wet industries can locate in zones that can accommodate wet industries,
but wet industries can only locate in zones where there are other wet industries i.e., the existing distributions
reveal where there is appropriate infrastructure. Note, the availability of water (i.e., an allowance or ability to
take) is not explicitly included in the assessment.

3.2 Demand outlook for Napier

The demand for business land is a function of the anticipated growth, as well as the sectoral mix of the growth.
There are several factors determining the overall demand, including the assumed densities. The demand for
business land has been calculated using different combinations and the results are presented in a way that
shows the range of potential outcomes. The different component parts are dealt with separately.

20 Based on the share of land area, per zone, that is occupied on a per sector basis (this is informed by work completed by the Councils
that linked activities to ANZSIC economic sectors).
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3.2.1 Industrial

The future demand for industrial land has been estimated based on the population growth patterns, the
underlying economic structures of the district, and sectoral performance. The analysis also includes different
scenarios where the inputs are adjusted to show a more aggressive pathway.

Table 3-2: Industrial Land Demand: Napier — over time (ha)

Zone 3y 7Y 20Y SUM
Main Industrial 3.4 7.8 22.0 33.2
Business Park Zone 0.4 0.8 1.9 3.1
Airport Zone 0.4 1.0 2.8 4.2
Deferred Airport Zone 0.0 0.0 0.1 0.1
Suburban Industrial Zone 0.1 0.3 0.8 1.2
Mixed Use and West Quay Waterfront Zones 0.5 1.1 3.0 4.6
Port and Marine Zones 0.0 0.0 0.2 0.2
Wastewater Treatment Zone 0.0 0.1 0.2 0.4
SUM 4.9 111 31.0 47.0
Average per year (sum divided by number of years) 1.6 1.6 1.6

The overall demand for industrial land, over the long term (in total) is estimated at 47.0ha. Most of the
industrial land demand is expected to be in the Main Industrial zone, with this zone accounting for 70% of
demand. This share is a function of the type of sectors that can be accommodated in this zone, as well as the
sectoral employment growth. Importantly the distribution of demand across the zones is a function of
currently occupied land by different economic sectors.?*

Beyond the main industrial zone, the type of businesses that are located in the Business Park Zone, the Mixed
Use and West Quay Waterfront Zones as well as the Airport Zone will see an increase in demand (i.e., for those
types of businesses) and these businesses would need to be accommodated in appropriate locations (this
might not be in the same location/zone as where the demand is estimated). The spatial reallocation and
reconciling the demand and the potential locations (capacity) occurs in a later section. Therefore, the demand
indications presented here should be seen as the first step in the overall process. Combined, these zones will
see a quarter of the demand (25%-26%) for industrial land. In area terms (ha), the demand for land in these
zones is estimated at:

e 1.3h over the short term,
e 2.9haover the medium term, and

e 7.8h overthe long term.
Based on these estimates, the total demand in these zones over 30 year is estimated at 11.9ha.

Several zones will see small shares of the demand looking forward, including the Deferred Airport Zone, the
Port and Marine Zones and the Wastewater Treatment Zone. The modelling restricts the level of demand that
is allocated to these zones. For example, a strict allocation process is followed and only port related
employment related growth?? is linked to this zone. Similarly, the Wastewater Treatment Zone is associated

21 The Councils classified the local businesses to economic sectors (ANZSIC)
22 Other transport, postal, courier, transport support and warehousing services.
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with ‘water, sewerage, drainage and waste services’, and only this sector’s growth is allocated to this zone.
Importantly, these zones are treated as ‘unavailable’ to accommodate growth associated with the wider
economy.

In terms of the type of industries (wet, dry, service etc), the within-zone distribution varies. At a total level,
following proportions are identified:

e Wet Industry 18%,
e Dry Industry 32%,
e Service Industry 3%-4%,

e Transport and Storage 18%-21%,
e \Wholesale and Retail  17%, and
o All other 11%-13%.

The shares are expected to remain broadly constant over time. These shares vary if the zones are considered
individually. For the Main Industrial zone, the shares are skewed towards the wet and dry industries, that
combined account for two thirds of the demand (in this zone). The splits are:

e Wet Industry 25%,

e DryIndustry 41% - 42%,

e Transport and Storage 12% - 14%

e Wholesale and Retail  16% to 18%, and
e Allother 3% to 4%.

In addition to the base scenario, a high growth scenario is included with a view to illustrate the potential upper
end of demand over time. The high scenario reflects StatsNZ’s high population growth pathway, and exports
are lifted across the board (+5%). The lift in economic activity will see an increase in demand for land and
while the quantum will shift upwards, the relative distribution stays constant. The total demand for industrial
demand under the high scenario is expected to increase to 56.0ha over the entire period, with the growth
over the different periods estimated as follows:

e Shortterm 4.9ha,

e Medium term, 11.1ha,

e Longterm 31.0ha, and
e Total 56.0ha.

Competitiveness Margin

As outlined in the NPSUD Part 3 (in 3.26), Councils are required to include a competitiveness margin.

“A competitiveness margin of development capacity, over and above raw expected
demand that tier 1 and 2 local authorities are required to provide, that is required in
order to support choice and competitiveness in housing and business land markets.

The competitiveness margins for both housing and business land are;

e For the short term, 20%,
e forthe medium term, 20%,
e forthe long term, 15%
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Including this margin in the overall demand for land increases the quantum to include in the sufficiency

assessment.

Table 3-3: Total Industrial Demand (Including and excluding margin)

Ha

Total Demand 3y 7Y 20Y SUM
Base Excluding Margin 4.9 11.1 31.0 47.0
High Excluding Margin 5.8 12.9 37.4 56.0
Base Including Margin 5.9 13.4 35.7 54.9
High Including Margin 6.9 15.4 43.0 65.3
Annual requirements (including margin)

Base 2.0 1.9 1.8 1.8

High 2.3 2.2 2.1 2.2

Adding the competitiveness margin across the different timeframes lifts the additional area to include in the
assessment by between 7.9ha and 9.3ha over the assessment period. Over the short term, the margin adds
1ha to demand, 2.2ha over the medium term and 4.7ha over the long term. Under the high scenario these
increases are greater — 1.2ha over the short term, 2.6h and 5.6ha over the medium and long term respectively.

The margin is included in the sufficiency assessment to highlight the links between the demand, margin and
available capacity.

Building Consents

Using building consent information (provided by the Councils) covering industrial floor space for the 2005 to
2021 period, the average annual demand for industrial floor space was estimated. This is used as a broad
measure of the demand patterns. Table 3-4 presents the annual average, and applies different assumptions
to show the range of land area requirements. Importantly the approach uses a trimmed mean to remove the
effects of outliers.

Table 3-4: Building Consents for Industrial Floor Space (2005-2021) — Napier

2005-2021 Site Awatoto Onekawa Other Napier Napier
coverage
Annual Average* GFA (sqm) 610 4,350 410 5,375
30% 0.2 1.4 0.1 1.8
Estimated land size (Ha) 35% 0.2 1.2 0.1 1.5
45% 0.2 1.1 0.1 1.3

*Trimmed Mean. Rounded.

The annual average demand levels in Napier have been relatively stable. However, 2021 was an exceptionally
strong year in terms of industrial building activity. The consented floorspace was more than double the year
before and 2.5 times that of 2019. The previous spike of this magnitude was in 2013. However, it is important
to note, not all of the building floor space (in the consent data) relates to vacant land meaning that some
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caution is needed when applying the information to the demand outlook. For example, some of the consents
included developments like, office extensions, ablution blocks, refitting workshops, etc.

Note, these are averages over time, and the so, averages for the individual areas will not sum to the average
for Napier. Onekawa accounts for the largest annual average when compared against Awatoto and the rest
of Napier. The data suggests that annual demand for industrial land is 1.3 and 1.8 hectares of industrial land
is taken up annually across Napier by development of industrial floorspace.

It is acknowledged, that the information in this table excludes building consents issued in the first quarter of
2022. According to information received from Council, the land area associated with building consents
approved during this period, totals 7.7ha. If this is taken up in the short term (reflecting economic uncertainty,
supply chain constraints, inflation and cost increases and so forth) and this would decrease the available
capacity. However, due to timing issues and the uncertainty around when these opportunities would be ready
for the market (to occupy), so it was not included in the modelling.

3.2.2  Commercial and Retail

Estimating commercial and retail demand uses a similar approach to that used for the industrial land demand
assessment, i.e., translating employment growth into additional demand for space. This section presents the
demand outlook over the short, medium and long terms. The retail and commercial demand is reported
individually, as well as in aggregate in terms of Gross Floor Area (GFA). The reason for combining the two
types is because the planning provisions, and the local spatial patterns, suggest a high degree of spatial
integration. Neither Napier, nor Hastings, have ‘dedicated’ retail zones, except for Napier’s Large Format
Retail zone. This is not uncommon in an urban environment. In fact, it is rare that commercial land is zoned
independently of retail land, as the aggregation of workforce and businesses requiring office space, naturally
stimulates demand for retail and hospitality goods and services. In addition, most commercial activities have
an ability to locate on upper levels of retail centres, suggesting colocation of retail and commercial activities
within the same zone.

Table 3-5 presents the short, medium and long term demand outlook followed by some key observations.

Table 3-5: Additional Floor Space Demand in Napier (excl. Industrial) — Medium Outlook (ha)

Ha
Commercial Retail Other ’ SUM
3 YEARS
SUM 1.1 0.4 1.0 2.5
Annual Average 0.4 0.1 0.3 0.8
7 YEARS
SUM 2.5 0.9 2.1 55
Annual Average 0.4 0.1 0.3 0.8
20 YEARS
SUM 6.1 1.9 5.4 134
Annual Average 0.3 0.1 0.3 0.7
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Combined, the total additional demand for commercial, retail and other floor space across is estimated at:

e 2.5haover the short term (0.8ha per annum),
e 5.5ha over the medium term (0.8ha per annum), and
e 13.4ha over the long term (0.7ha per annum).

The overall structure of demand (by floor space type), is expected to gradually shift due to economic sectors
growing at slightly different rates:

e Commercial 45% in the short term, up to 46% in the long term
e Retail 16% in the short term, down to 14% in the long term
e Other 39% in the short term, up to 40% in the long term.

The shifts are due to differential sectoral employment growth, i.e. sectors requiring commercial and ‘other’
space, growing at a faster rate than retail employment. The modelling assumes the space type required (i.e.,
the area required by each sector on a per employee basis) by sectors remain stable over time.

The ‘other’ floor space refers to accommodation, education, warehousing, outdoor spaces, and so forth. Floor
space that is not strictly office or retail space but is required by sectors typically locating within these zones.
This highlights the diverse nature of employment in the commercial and retail zones.

Competitiveness margins

The NPSUD Part 3 (3.26), requires Councils to assess demand including the competitiveness margins:

o 20% over the short term

e 20% over the medium term

e 15% over the long term
Including the competitive margin increases the quantum of floor space to be included in the sufficiency
assessment. Table 3-6 presents demand estimates with competitiveness margins included and excluded. The
estimates show the additional floor space required over the short, medium and long term. Including the

competitiveness margin lifts demand as follows: (the figures in brackets report the demand plus margin under
the high scenario):

e Shortterm 3ha (3.7ha)
e Mediumterm 6.6ha (8.1ha)
e Longterm 15.4ha (20.5ha)

The sufficiency assessment includes margins, to highlight the links between the demand, margin and
available capacity.

On average, around 1ha/year of floor space is required to accommodate additional employment within
commercial and retail zones.
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Table 3-6 Additional Demand for floor space (Including and excluding margin) — Napier

Ha

Total Demand 3Y N 20Y SUM
Base Excluding Margin 2.5 5.5 134 21.4
High Excluding Margin 3.1 6.8 17.8 27.7
Base Including Margin 3.0 6.6 15.4 25.0
High Including Margin 3.7 8.1 20.5 32.3
Annual requirements (including margin)

Base 1.0 0.9 0.8 0.8

High 1.2 1.2 1.0 1.1

3.3 Demand outlook for Hastings

Hastings has experienced strong economic growth in the immediate past, but over the medium term, the
growth has tended to follow the business cycles. The recent economic developments around increasing prices
(inflation), global geo-political uncertainties and rising interest rates are likely to have a cooling effect on local
activity. However, the existing development pipeline and economic momentum could assist in providing a soft
landing over the short term. Regardless, the outlook is positive, and demand for new (additional) business
areas, including industrial, retail and commercial space is expected to remain over the medium to long term.
It is important to look at historic trends that around the development trajectory and look beyond outliers.

3.3.1 Industrial

Using the economic outlook as foundation, and translating the employment projections into land
requirements, provide an indication of the anticipated demand for industrial land area, over the short, medium
and long terms. Table 3-7 presents the estimated (additional) industrial land that would be required to
accommodate the projected employment growth.

Table 3-7: Hastings: Industrial Land Demand — over time (ha)

Zone 3Y 7Y 20Y SUM
General Industrial 10.9 25.7 58.2 94.8
Tomoana Food Industry 0.2 0.5 1.3 2.0
Havelock North Village: Industrial and Business 0.2 0.5 1.0 1.6
Light Industrial 0.7 1.6 3.9 6.2
Whirinaki [ndustrial 2.1 4.5 9.4 16.1
Deferred General Industrial - - - -
SUM 14.1 32.7 73.9 120.7
Annual Average 4.7 4.7 3.7 4.0

Over the long term (30 years) the total additional demand for industrial land, is estimated at 120.7 hectares.
More than three quarters (79%) of this is expected within the General Industrial zone, with this share
remaining fairly stable over the different timeframes — of course this is subject to availability (of land as well
as the supporting infrastructure). This stability is a function of the type of activities anticipated to locate in
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this zone, and the projected employment growth in industrial sectors. Similar to Napier, the distribution of
demand across the zones is a function of currently occupied land by different economic sectors.?®* That is, the
existing patterns are interpreted as showing locational preferences and co-location decisions.

Demand for industrial land in the Whirinaki Industrial zone accounts for 13% of the total over time, and the
Light Industrial zone, 5%. Havelock North Village Business and Industrial, and Tomoana Food Industry zones
are expected to accommodate the remainder (3%) of growth. In area terms (ha), the demand for land in the
industrial zones is estimated at:

e 14.1ha over the short term,
e 32.7ha over the medium term, and
e 73.9ha over the long term.

In the General Industrial zone, which is expected to accommodate most of the growth (94.8ha), the demand
for land over time, is estimated at:

e 10.9ha over the short term,
e 25.7ha over the medium term, and
e 58.2ha over the long term.

In terms of the current land-use by industry type (wet, dry, service etc), the within-zone distribution varies. At

an aggregate level, the following proportions are identified across the industrial zones in Hastings:

e Wet Industry 36%,
e  Primary Production 13%
e Dry Industry 11%,

e Transport and Storage 10%,

e Wholesale and Retail 6%,

e Service Industry 5%, and
e Allother 18%.

The shares are expected to remain broadly constant over time. The distribution varies somewhat when zones
and locations are considered on an individual basis. In the General Industrial zone wet and dry industries,
when combined, account for a large share (42%) of the demand (in this zone). In terms of locations, the wet
and dry industries (respectively) make up the following shares (in the General Industrial zone):

e Hastings Central 94% and 0%,

e lrongate 10% and 28%,

e Omahu Road 28% and 13%,

e Tomoana 64% and 1%, and
e Whakatu 29% and 5%.

Beyond the General Industrial zones, wet industries account for between 0% and 7% of demand in other zones,
and dry industries account for between 4% and 27% of current demand.

To illustrate the potential risks of a higher growth pathway resulting in insufficient land capacity, a higher
growth pathway was also modelled. As outlined earlier in the report (section 2.1.2), the high scenario is based
on higher population growth as per StatsNZ’s high population projection, as well as stronger overall economic
activity (e.g., a lift in exports of 10%). Under these assumptions, demand for industrial land shift higher and is

23 The Councils classified the local businesses to economic sectors (ANZSIC)
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expected to increase to 151.2ha (+30.5ha relative to the base scenario) over the long term, with the growth
over the different periods estimated as follows:

e Shortterm 16.6ha (+2.5ha),
e Medium term, 38.8ha (+6.0ha), and
e Longterm 95.8ha (+21.9ha).

The annual average demand for industrial land in Hastings under the high scenario (the figures in brackets
show the change relative to the base scenario), is estimated at:

e Shortterm 5.5ha (+0.8ha),
e Medium term, 5.5ha (+0.8ha), and
e longterm 4.8ha (+1.1ha).

Adding a Competitiveness Margin

As per the NPSUD, a competitiveness margin is added (NPSUD Part 3, 3.26). The margin is set at 20% in the
short and medium term and 15% in the long term. Including this margin increases the quantum in the
sufficiency assessment. Table 3-8 presents the estimated demand for the different scenarios, and also reports
the effects of the margins.

Adding the competitiveness margin, lifts demand by between 20.4ha and 25.4ha over the assessment period.
The range reflects the different outcomes under the base and high scenarios. The margin adds (the figures in
brackets report the margin under the high scenario):

e Shortterm 2.8ha (3.3ha),
e Mediumterm 6.5ha (7.8ha), and
e longterm 11.1ha (14.4ha).

The sufficiency analysis (section 5) considers the results of both the ‘with” and ‘without’ margin.

Table 3-8: Hastings Industrial Demand (including and excluding margin) for Base and High scenarios

Total Demand Ha
3Y 7Y 20Y SUM
Base scenario 14.1 32.7 73.9 120.7
. . Excluding Margin
High scenario 16.6 38.8 95.8 151.2
Base scenario i i 16.9 39.3 85.0 141.1
. . Including Margin
High scenario 19.9 46.5 110.2 176.6
Per annum values (including margin)
Base 5.6 5.6 4.2 4.7
High 6.6 6.6 55 5.9

Building Consents

Similar as the approach for Napier, the building consent data were used to estimate the historical average
annual demand for industrial floor space. This is then compared with the anticipated demand as a means of
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validating the assumptions in the modelling, keeping in mind the current (and expected) economic landscape.
Table 3-9 presents the annual average consented floor space, and different coverage ratios to estimate the
land demand. A trimmed mean was used to help eliminate the influence of outliers.

Table 3-9: Building Consents for Industrial Floor Space (2005-2021) — Hastings

2005-2021 coj«latnge Omahu WTZ:(S:::L Irongate H(::'t]ii;s Hastings
Annual Average* GFA (sqm) 9,520 5,380 1,930 1,200 18,030
30% 3.2 1.8 0.6 0.4 6.0
Estimated land size (Ha) 35% 2.7 1.5 0.6 0.3 5.2
45% 2.4 13 0.5 0.3 4.5

*Trimmed Mean. Rounded.

It is stressed that the activity over the past 3-5 years has been high compared to the long-term trend and this
exceptional strong growth is not expected to continue when the current economic outlook is considered. It is
therefore pragmatic to look at the longer-term average (2005-2021).

On average, between 2005 and 2021, consents for approximately 18,030sgm of industrial floor space were
issued annually, across Hastings. Council’s data shows in 2020 nearly 50,000sgm of industrial floor space were
consented. Similar to Napier, not all of the consented floor space requires additional vacant land. The consent
data (over time) revealed that consents for additions and alterations to buildings, canopy constructions and
so forth, are also included in the data set. We did not attempt to clean the data and therefore the above data
includes activities that do not generate demand for vacant land.

The floor space was translated into land area using three different coverage ratios. The analysis revealed that

industrial land required across Hastings, ranges from 4.5 to 6.0 hectares.

3.3.2 Commercial and Retail

The sector-specific employment estimates are used to inform future demand for commercial, retail, and other
floor space. Table 3-10 presents a summary of the additional demand, driven by employment growth,
segmented into short, medium, and long term.

Table 3-10: Additional Floor Space Demand (excl. Industrial) in Hastings — Medium Outlook

Commercial Retail Other SUM

3 YEARS Ha

SUM 0.7 0.3 0.7 1.7

Annual Average 0.2 0.1 0.2 0.6

7 YEARS

SUM 15 0.5 15 35

Annual Average 0.2 0.1 0.2 0.5

20 YEARS

SUM 3.4 0.8 39 8.0

Annual Average 0.2 0.0 0.2 0.4
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The analysis suggests that over the next three decades, approximately 13 hectares of floor space will be
required to accommodate employment growth typically located in retail and commercial zones. Combined,
the total demand for commercial, retail, and other floor space across these zones is estimated around:

e Shortterm 1.7ha (0.6ha per annum),
e Mediumterm 3.5ha (0.5ha per annum), and
e Llongterm 8.0ha (0.4ha per annum).

Commercial floor space accounts for 43% of demand in the short term, decreasing slightly to 42% in the long
term. Retail space makes up 14% of short term demand, and 10% over the long term. The shift in the relative
shares underline the growth of demand from the ‘other’ sectors. It does not mean that the commercial and
retail sectors are declining, but the other sectors are growing slightly faster.

The distribution of demand (by space type) across the zones, will change based on the varied spatial growth
patterns. The specific future spatial patterns will need further analysis to reflect finer level insights into the
micro-spatial trends. The current patterns provide a starting point and offers some insights into outlook (but
this is only indicative of the scale). Section 4 presents the availability (and suitability) of capacity, which is then
compared with demand to establish the sufficiency (Section 5).

Competitiveness margins

Adding the competitiveness margin, as required under the NPSUD (Part 3 in 3.26), lifts the quantum of demand
to be incorporated in the sufficiency assessment. Table 3-11 provides an overview of the additional demand
under the base and high growth scenarios. The estimated demand is reported with the margins included and
excluded over the short, medium and long terms.

Table 3-11 Hastings Commercial Demand (including and excluding margin) for Base and High scenarios

Total Demand Ha

3y VA% 20Y SUM

Base scenario . . 1.7 3.5 8.0 13.2
. . Excluding Margin

High scenario 2.2 4.5 11.7 18.3

Base scenario . . 2.1 4.2 9.2 15.5
. . Including Margin

High scenario 2.6 5.4 134 21.4

Per annum values (including margin)
Base 0.7 0.6 0.5 0.5
High 0.9 0.8 0.7 0.7

Including competitiveness margins, lifts the additional demand over the next three decades to 15.5ha (from
13.2ha excluding margins). The estimates suggest that the annual average additional demand is between
0.5ha and 0.8ha (including margins). The temporal distribution of demand plus margin is estimated as follows
(the figures in brackets report the high scenario):

e Shortterm 2.1ha (2.6ha),

e Medium term 4.2ha (5.4ha), and

e Longterm 9.2ha (13.4ha).
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The sufficiency assessment in section 5 includes the margin to highlight the links between demand, margin,
and available capacity.
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4 Capacity and Suitability

The available development capacity to accommodate the envisaged growth, and how to account for the
capacity, is discussed in sections 3.28, 3.29 and 3.30 of the NPSUD. Section 3.29 states that the development
capacity provided by each Council should be:

e plan enabled,
e infrastructure ready, and
e suitable for each sector.

The Councils can define ‘suitable capacity’ to reflect the local context, but it must include (at least) location
and site size as part of the assessment. Unlike assessing residential capacity (for the Housing Assessment),
Councils are not required to assess business capacity through the feasibility lens. It is sufficient to assess the
capacity in terms of suitability and in terms of location and scale. The suitability is assessed using a Multi-
Criteria Analysis (MCA) framework. Each location is assessed using a set of criteria that provides an indication
of the suitability of locations. The selected criteria reflect the development and locational decision, and are
varied across sectors (industrial, retail, or commercial).

Each area (zoned areas) is scored against the relevant criteria to provide an overall score out of 100.
Comparisons can then be made between where the plan enabled capacity (vacant land) is located and the
MCA score for those areas. If capacity is provided in the areas that score highly in the MCA, Council can be
confident that development will proceed at some time during the thirty-year planning horizon. However, if
capacity is clustered in areas that score poorly in the MCA, they may find that land is not taken up by
developers, and pressure will arise on more suitable capacity.

Results of the MCA scoring process is placed alongside capacity to identify, and highlight, mismatches between
plan enabled capacity and the suitable areas.

The section starts by outlining the plan enabled and infrastructure ready capacity before the locations are
evaluated using the MCA.

4.1 Capacity estimates

The available development capacity is presented in terms of the plan enabled- and the infrastructure ready
capacity.

4.1.1 Industrial capacity

The capacity estimates for the industrial land were prepared by the Councils and we have relied on this
information. We understand that the Councils estimated the available capacity using a staged approach
starting with an earlier (2018) assessment of vacant land. This list was then updated by subtracting sites where
there have been developments (i.e.,, new development). Land that has been earmarked for future
zoning/servicing is included in the relevant future timeframes (when it will become available). This inclusion
is subject to being identified in the Long-term Infrastructure Strategy and/or earlier growth management
strategies (HPUDS). The available capacity, as estimated by the Councils, reflect:

“land that is zoned and serviced readily available to the market”.
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The capacity is presented on a ‘per zone’ and ‘per broad location’ basis (see Table 4-1) and the anticipated

future additions to industrial land capacity is also shown.

Table 4-1: Available capacity — Industrial

Zone General location Currently Additional (ha)
Available (ha) 3y 7y 20y
Main industrial Pandora 4
Main industrial Awatoto 10
Main industrial Onekawa 2
b Business Park Zone Poraiti (rural) -
§ Airport Zone/Deferred Airport Zone Napier Airport 45
= Suburban Industrial Zone Various 0
Mixed Use and West Quay Waterfront Zones Ahuriri 1
Port and Marine Zones Napier Port -
Wastewater Treatment Zone Awatoto - 10 30
General Industrial/Light Industrial Hastings Central 5
General Industrial Irongate 64.6
General Industrial Omahu Road 82.5
" General Industrial /TFI Tomoana 12.6
e Tomoana Extension 50
€ | General Industrial /TFI (HPUDS)
T General Industrial Whakatu 47.4
Havelock North Village: Industrial & Business Havelock North Village -
Light Industrial Stortford Lodge 0.03
Whirinaki Industrial Zone Whirinaki Industrial Zone -
Source: information supplied by the Councils

Based on the information prepared by the Councils, the available industrial capacity across the two areas (and
in the urban areas, so excluding the rural areas) is estimated at:

e Napier — 62ha currently available and another 10ha becoming available over the medium term,
followed by a further 30ha over the long term.

e Hastings District — 207ha currently available, with another 50ha available to accommodate future
growth (especially around the Tomoana food hub location) over the long term.

In Napier, the capacity is concentrated in the Deferred Airport Zone (42ha) and, the main industrial zone across
Pandora, Awatoto and Onekawa account for a quarter of the available capacity. In Hastings, the industrial

capacity is spread over

e |rongate,
e Omahu Road, and
e Whakatu.

Combined, these three areas have 195ha area.

We understand that this capacity includes greenfield (vacant) sites as well as an allowance to enable a lift in
the intensity at which sites are used (i.e., where there are readily identifiable portions of existing sites that are
unused or poorly utilised, then these are included in the capacity).

The Napier capacity excludes several large land areas from the assessment, including:
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e Business Park Zone (40ha) - This land is zoned for industrial purposes, but is owned by Council, and it
has been proposed to be zoned as Rural Conservation in the Draft District Plan that is currently being
prepared.

e Wastewater Treatment Zone —This land is earmarked for, and to support, wastewater treatment plant
and any expansion to the current facility. The area covers 61ha (there could be some surplus capacity
that might be available for industrial use).

The plan enabled capacity is tempered by the infrastructure ready capacity.

During the sector engagement, the constraints on the development activity arising from water supply were
raised. The respondents indicated that wet industry growth was inhibited because of an inability to secure
water consents under the new environmental limits proposed by the Regional Council. The role of the trade
waste system (separate industrial network) was highlighted as supporting industrial growth and activity. The
capacity assessment does not explicitly reflect the effects of the trade waste, or water consent, issues.
However, the importance of these enabling activities should not be underrated, because they form a key part
of the enabling business environment even if these are not core requirements under the NPSUD.

4.1.2 Commercial and Retail Capacity

This section presents the plan enabled capacity in the relevant retail and commercial zones across Napier and
Hastings. Plan enabled capacity is the theoretical maximum area that can be utilized for development in
response to additional demand (driven by employment growth). Plan enabled capacity (PEC)was estimated
using a combination of:

e Councils’ rating data bases and planning provisions.
e Commercial Property Review 20222* provided by Council.

The rating data (and land use codes) were used to establish a link between the planning zones and parcel-level
information. PEC for the commercial and retail zones is reported in terms of floor space, segmented by:

e Vacant Capacity refers to bare land in the relevant zones. Vacant land parcels were identified using a
combination of land use description, existing built floor area metrics and improvement values, as
reflected in the rating databases. A base level of development of 50sgm has been used as the lower
limit (of development). If the building area on a parcel is below this threshold, then the parcel is
assumed to be vacant. Rules relating to site coverage, building heights and floor area ratios were used
to estimate the GFA based on the zoning of the parcel.

e Net additional Redevelopment Capacity refers to the additional capacity that can theoretically be
added to the existing floor space by redeveloping the parcel up to the maximum under plan provisions.
The operative plan rules (e.g., site coverage, building heights and floor area ratios) were used to
estimate the total GFA that is enabled on a parcel. The current building floor area (based on Council’s
rating information) was subtracted to estimate the GFA that could be added if the parcel was to be
up-developed to its full plan enabled capacity.

e Unoccupied Capacity refers to the floor space reported by the property review as being unoccupied

at the time of the survey. Based on the information provided by Logan Stone Ltd to Councils, the

24 prepared by Logan Stone Limited.
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unoccupied floor space is included in the capacity estimates. It is acknowledged that this is a snapshot
and would fluctuate from time to time. This information was only available for Hastings urban area.

Table 4-2 reports the supply (plan enabled capacity) in the commercial and retail zones in Napier and Hastings.

Table 4-2 Floor Space Capacity in Commercial and Retail zones

Net additional . Total
Planning zones Vacan:!t Redevelopment Unoccu!)led Capacity
Capacity X Capacity
Capacity (supply)
Ha
Art Deco Quarter 0.1 7.8 NA 7.9
Fringe Commercial 6.6 58.1 NA 64.8
Suburban Commercial - 213 NA 21.3
%’_ Foreshore Commercial - 03 NA 0.3
2 | Large Format Retail 11.9 8.8 NA 207
Mixed Use 0.4 6.8 NA 7.2
Inner City Commercial 1.1 3.6 NA 4.7
SUM 20.2 106.7 NA 126.9
Central Commercial 1.6 43.2 0.9 45.8
Commercial Service 0.9 11.3 0.4 12.6
Suburban Commercial - 2.6 - 26
Residential Commercial - 0.8 0.0 0.8
Large format retail 0.1 10.8 0.1 10.9
é’o Flaxmere Commercial - 33 . 33
T | Flaxmere Commercial Service 0.6 4.2 0.0 4.8
T Havelock North Village Centre Retail - 5.4 - 5.4
Clive-Whakatu Suburban Commercial 0.1 0.8 - 0.9
Haumoana - Te Awanga Suburban ) 0.0 ) 00
Commercial
Waimarama Suburban Commercial - 0.1 - 0.1
SUM 3.2 82.5 1.4 87.2

The modelling suggests that in Napier, 127ha of floor space could be developed within the provisions of the
operative City Plan. The net additional redevelopment capacity accounts for 84% of the plan enabled capacity.
The balance is related to the vacant capacity (20ha of floor space).

The three zones in Napier that have the largest estimated plan enabled capacity (GFA) are:

e Fringe Commercial 64.8ha,
e Suburban Commercial 21.3ha, and
e |arge Format Retail 20.7ha.

Vacant capacity is concentrated in the Large Format Retail (LFR) zone (60%) and another third (33%) is in the
Suburban Commercial zone (33%). Activities in the LFR zone is specific in nature. The zoning restricts the use
of these areas for other types of commercial uses, such as office or accommodation, for example. Conversely,
Fringe Commercial zone, where 10 hectares is vacant (plan enabled GFA), is more diverse in term of potential
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activities, including larger retailers and supermarkets, accommodation providers, fast food outlets and
hospitality businesses, office based activities (e.g. lawyers and accountants), and so forth.

The net additional redevelopment capacity is relatively large, and concentrated in Fringe Commercial and
Suburban Commercial zones. This suggests that sites located in these zones theoretically could see substantial
up-development (more intensive use/intensification). However, this assessment did not consider each parcel
individually to determine the practicality of such redevelopment. One of the issues might be parking
provisions. The plan enabled capacity modelling does not consider on-site parking requirements for example.
If on-site parking is required, it would lower the reported plan enabled capacity. The interplays between
developers’ actual activity, market demand for sites with/without dedicate parking and the impacts on the
overall capacity will need to be assessed as part of a wider evaluation of parking requirements across zones.

The analysis suggests that across Hastings, around 87.2ha GFA could be developed within the provisions of
the ODP. In Hastings, zones with the greatest estimated GFA capacity are:

e Central Commercial 45.8ha,
e Commercial Service 12.6ha, and
e large Format Retail 10.9ha.

The net additional redevelopment capacity (82.5ha) account for nearly all (95%) of the plan enabled capacity
in Hastings. Excluding this, suggests that only 4.6ha of floor space is available to accommodate future growth
in these zones. This capacity is associated with:

e 3.2havacant capacity, and

e 1.4ha unoccupied capacity.
Importantly, the unoccupied floor space will vary from time to time, and this only presents a snapshot.

Vacant capacity across Hastings is relatively low, with no vacant GFA capacity in some zones. The Central
Commercial zone accounts for half (51%) of the vacant capacity (1.6ha) and Commercial Service zone for a
further quarter (26%; 0.9ha). These two zones are centrally located, broadly making up the CBD. The relatively
low vacant GFA capacity in Hastings’ commercial and retail zones is noteworthy because it reflects that local
areas (and zones) are already using the available resource. The ability to accommodate future growth, and
the share of growth that is accommodate in these zones will need to be monitored.

4.2 Infrastructure Ready Capacity

The NPSUD requires the available capacity to be assessed in terms of the availability of infrastructure to
support development. Water infrastructure as well as the availability of water for use are known issues in the
Napier and Hastings contexts. This issue was identified through work with the Councils and the ground
truthing process.

During the process, the team engaged with the councils’ infrastructure teams to ascertain the degree to which
additional development could be accommodated in industrial areas. Similar information was not available
across the commercial and retail zones. Additional work is needed to develop a firm understanding of the
infrastructure availability and/or deficits. The comments from the infrastructure representatives are
summarised below to illustrate the feedback received and matters raised.

At a high level, the team did not see issues with the potential yields across industrial areas. However, the
context is important. For example, in Omahu Road, there are distinct areas depending on the level of service
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for wastewater, trade waste and availability of water for wet and dry industries. These sectors have different
water-infrastructure requirements, and the infrastructure is not available across all locations. Similarly,
stormwater is seen as an on-site issue that require consent from the regional council.

A critical issue is water availability, and it should be regarded that the ability to take and use more groundwater
or water from rivers and streams across the Heretaunga Plains is no longer an option. This means that new
businesses need to consider alternative approaches to securing access to water. Generally, the main available
options are:

a) water supply that is subject to (and reliant on) local reticulated water supplies which already have
water consents (acknowledging that there are already constraints on water supply infrastructure), or
b) finding innovative solutions to transfer water consents from existing consent holders.

The availability of water services, and the ability to connect, is not only a local (in the industrial area)
consideration. The availability of the wider infrastructure, like trunk sewers and the connections, would need
to be assessed.

The ability to provide water to the new industrial areas (e.g. Irongate), as well as the timing of infrastructure
investments and upgrades, need to be considered in an infrastructure assessment.

4.3  Suitability assessment

As mentioned in the introduction, the suitability of the different business locations is assessed using a Multi-
Criteria Analysis-framework. The MCA approach offers an ability to consider a range of criteria across different
locations, and how well those locations ‘scored’ for each criteria.

The different business locations are each scored against criteria and the ratings are then expressed as a
percentage (overall score out of 100). Comparisons can then be made between where the plan enabled
capacity is located and the MCA score for those areas. If capacity is provided in areas that score highly in the
MCA, then Councils can be confident that development is likely to occur in those areas. However, if capacity
is clustered in areas that score poorly, they may find businesses do not develop that land, and pressure will be
brought to bear on other land (with high(er) MCA scores).

Table 4-3 summarise the scores for the industrial locations, and across the criteria, which includes:

Access to major road/transport routes; good transport access, especially road/motorway,
Flat land, large land parcel, or contiguous site,
Service infrastructure in place or proposed,

A w N e

Area has potential for co-location or clustering with associated business activities or is contiguous with
existing business land zoned for industrial activities,

o

Proximity to labour,

Ability to buffer adverse effects from residential and sensitive activities, distance from sensitive land
uses,

7. Low level of traffic congestion in vicinity,

8. Exposure / profile / visibility,

9. Accessibility to Napier Port,

10. Access to complementary / supporting business services.

Table 4-4 presents the information for the commercial and retail zones, and the scores for each zone. The
criteria used to score commercial and retail locations (zones) are slightly different.
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Table 4-3: MCA Scores for Napier and Hasting’s Industrial areas.
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The locations score highly on the attributes (criteria) normally associated with the careful planning, and citing,
of industrial locations. All the business locations scored highly for:

e Accessibility, and the ability to access major road or transport linkages. Having access to quality and
suitable transport linkages and infrastructure supports business activity by reducing transport costs.
the business/industrial locations have good linkages to support transport.

e Appropriate typography (flat land) with large sites.

e The infrastructure is available to accommodate and support activities is score relatively high (apart
from a small number of locations). however, the scoring reflects the potential constraints and wider
considerations (e.g., the limitations on the water consents).

e The ability of a location to foster between business advantages (e.g. co-location, agglomeration, and
clustering). The ability to operate in a network of related and unrelated businesses can also deliver
spill over benefits.

The location of the business zone relative to the surrounding land uses is important because often a buffer is
required, especially around industrial activities. This includes the ability to manage and limit reverse sensitivity
issues. Again, these aspects can be managed using appropriate planning mechanisms.

Beyond these criteria, the scores fall to lower levels with proximity to labour (i.e., distance away from the
residential areas) and exposure filling the middle of the scores (range). The lower scored criteria relate show
that the locations are:

e Potentially subject to traffic congestion. This is despite suitable locations on traffic routes but
highlights the level(s) of use (of the infrastructure.

e The access to the port is subject to distance and the access to routes. However, access to the port is
not seen as core requirement for all sectors. In fact, only a portion of businesses rely of the port to
underpin their business activity.

e The distance to other type of business locations (e.g., commercial areas with supporting business
activities like accountants and lawyers) is score towards the lower end. This is a function of where the
activities are located, based on zones, and is somewhat removed from industrial locations.

e Except for the Suburban Commercial zones, these business zones are largely found in one geographic
area, so they were not assessed by location as the industrial land was.

The scores are integrated into the wider discussions associated with the sufficiency assessment.

4.4  Stakeholder Engagement

The NPSUD highlights the need to engage with local developers to source inputs and to consider local views.
Hastings District Council have recently completed an ‘Intentions Survey’ of owners of vacant land and the
findings were also considered as part of our assessment. A summary of the results from this survey is included
in Section 4.4.1, including some key observations.

In addition, the local economic development agencies® and large economic assets (like the port and airport)
were surveyed to inform the growth modelling, and the development outlook. The engagement helped to

25 We note that the local economic agencies were in the process of being restructured into a single entity to drive economic
development.
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ensure that local development perspectives were integrated into the analysis and vacant capacity was not
overstated.

In particular, the engagement with developers has been used to assist in identifying characteristics of land and
location attributes associated with the suitability assessment. The stakeholder engagement process was
undertaken in the form of an online survey, administered by M.E, with support from council staff. Results
were then collated and incorporated into the MCA. Respondents were asked to rate factors (out of 100) to
indicate the importance of those factors when development decisions are made. Table 4-5 presents the

results and shows the relative importance of key factors influencing investment decisions.

Table 4-5: Summary of factor importance

Factor Average Industrial Commercial Retail
Othelr service Infrastructure in place or proposed (Freshwater, Wastewater, 39 89 NA NA
Roading, Power).
Risk of Natural Hazards (other than flooding - i.e. geotechnical issues,
. ) ) o ; 87 98 82 82
liquefaction, fault lines, tsunami inundation)
Flooding risk and stormwater infrastructure availability. 86 88 82 90
Accessibility to Napier Port. 86 86 NA NA
Flat land, large land parcel, contiguous sites (functional location). 86 86 NA NA
Access to major Road / transport routes; good transport access, especially

X . 82 82 NA NA
road/motorway. Freight/heavy vehicle focused.
Co-location Qr clusterl.ng with other industrial & service activities 2 22 NA NA
(Agglomeration benefits)
Co-location or clustering with other retail activities (Cross Shopping). 80 NA NA 80
Ownership Structure (tenure i.e. freehold v leasehold land). 78 86 70 NA
Parking availability. 77 NA 64 89
Suitable, relléblel commun}catlon infrastructure in place or proposed (e.g. 77 NA 73 30
telecommunications, fast internet, etc.).
Co—lgcatlon or c!ustermg with complementary business activities - 73 NA 73 NA
particularly retail.
Ability to develop a range of space types including multi-storey buildings. 72 NA 72 NA
Proximity to market - dense resident or tourist population in walkable 70 NA NA 70
catchment.
Aplllty to buffer adygrse effects from residential and sensitive activities, 66 66 NA NA
distance from sensitive land uses.
Access to major Road / transport routes; good transport access, especially 65 NA 65 66
road/motorway.
Proximity to market - tourist accommodation and attractions. 64 NA NA 64
Exposure / profile / visibility. 63 52 60 78
Acces.s to complementary / supporting business services (Business sector 61 NA 61 NA
suppliers).
Water Infrastructure in place or proposed (freshwater, wastewater). 61 NA 57 65
Access to complementary / supporting business services (supplying retail 61 NA NA 61
sector).
Access to productive land/primary production activities. 61 61 NA NA
Other service infrastructure in place or proposed (e.g. power, roading, rail). 59 NA 58 59
Access to complementary / supporting business suppliers and resources. 55 55 NA NA
Proximity to labour. 51 73 31 50
Low level of traffic congestion in vicinity. 48 56 42 48
Proximity to market - dense employment in walkable catchment. 44 NA NA 44
Accessibility to Hawkes Bay Airport. 39 32 46 NA
Existing or proposed public transport. 36 NA NA 36
Access to railway, including sidings. 26 26 NA NA
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The sample size for the developer survey is relatively small due to the targeted nature of it combined with low
response rates. We consider survey fatigue to have played a role, since there were two related surveys? being
conducted at the same time. Responses therefore have to be treated with caution. Nevertheless, valuable
high-level observations are drawn from the results.

Some of the criteria are universal across all development types (i.e. industrial, commercial, retail), while other
considerations are sector specific. For example Availability of parking is unlikely to affect the decision for
industrial development but will be considered when a developer decides to provide space for retailing and
commercial activity. Similarly, Access to Napier Port is less of a consideration for a commercial (office)
development than what it would be for an industrial development. The following criteria are relevant for all
development sectors:

e Risk of Natural Hazards (other than flooding i.e., geotechnical issues, liquefaction, fault lines, tsunami
inundation),

e Flooding risk and stormwater infrastructure availability,

e Exposure / profile / visibility,

e Proximity to labour, and

e Low level of traffic congestion in vicinity.

The results shows that natural hazards and infrastructure resilience are critically important for developers,
with average scores of 86 and 87. As expected, Exposure/Profile/Visibility is very important to retail
development (78), but less so for industrial developers (52). Location relative to where employees are located,
is relatively unimportant for commercial developers. This could be attributed to the emergence of hybrid
working?’, with employers successfully employing office workers further afield. However, this could also
related to the generally high levels of accessibility and moderate travel times in the local context.

The ownership structure, and how a property is held, are key considerations because it influences how readily
a section can be developed. Industrial developers rated it somewhat higher (86) than commercial developers
(70). Retail premises are generally leased, so this question was not put to retail developers.

Sector-specific observations derived from the survey are presented below.
Industrial

In addition to factors already highlighted, important considerations (>80) for this group centres around the
physical attributes of a site, i.e. large, flat parcels, and accessibility, i.e. good access to heavy vehicles and
focused on transport routes and Napier Port.

Co-location or clustering with other industrial and service activities is also important to this group because of
the agglomeration benefits that arise. These include lower transactions costs, labour pooing, sharing of
suppliers and so forth.

For this group, proximity to labour is a moderately important (73) consideration. This points to industrial
activities’ reliance on employees being physically present in the general location, but not necessarily in close
proximity. A constraint highlighted by Councils” economic development agencies, is the availability of labour
in especially the rural sector, but this sector is not directly linked to industrial land demand.

26 A survey of industrial land developers/owners by Barkers & Associates and the Intentions survey by Council, were sent to developers
around the same time. There were some overlap of the parties targeted by these surveys.
27 Time is split between working from home and working from the office.
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Commercial

Besides the factors already mentioned, reliable communication infrastructure is rated as important (73). This
is on par with co-location/clustering with retail (73). This confirms what is observed across Napier and
Hastings, with most zones accommodating a mixture of commercial (office) and retail activities. Having the
ability to develop a range of space types that include multi-storey buildings, is moderately important (72) for
commercial developers. This is likely due to retail usually locating on the ground floor (and as required by
planning provisions), and commercial above ground level.

Retail

For this group, parking availability (89) is crucial, followed by considering flood risk during development
decisions/due diligence. Convenience is an important attractor for retail, which includes providing parking
options. This is especially true for Napier and Hastings where public transport options are limited. If
households can’t access a retail development conveniently, they might go elsewhere and this is considered by
developers. Convenience is further underscored by the importance ascribed to co-location with other retail
activities (80) by respondents. This points to the need for, and importance, of the centres hierarchy.

With reference to the wider development considerations, developers were asked about constraints and
business land capacity in Hastings and Napier. Zone provisions and a lack of infrastructure are seen as the
main barriers for development and some respondents indicated that the business zone provisions were “out
of date” and too restrictive. Zones in Havelock North Village and Tomoana were specifically mentioned.

When asked about the sufficiency of business land in Napier and Hastings, respondents broadly agreed that
there is sufficient retail space, but commercial land (for office activities) is in short supply. The responses
about industrial land were varied. The general view was that Hastings has sufficient industrial land over the
short term, but the supporting infrastructure is lacking. Similarly, Napier was perceived to have sufficient
zoned land but infrastructure considerations limited development. Another respondent is of the view that
over the longer term, more land along the rail corridor between Tomoana to Whakatu, should be zoned
industrial. Another developer remarked, “if more land is made available for industrial too soon then we won’t
see enough density of development in the existing/most recently rezoned industrial areas (Irongate & Omahu
North). The scale of any newly zoned industrial land should be well thought out - don't release too much all at

once.”

A general observation is, that developers are eager to engage with Councils on planning for the future to
ensure economic development is not hindered by a lack of business land capacity.

44,1 Intentions survey

The Intension Survey was administered by HDC, and a summary of the responses was provided to M.E. Table
4-6 presents a summary of the relevant responses. It is beyond this project scope to provide a full discussion
of the survey. It is important to note that the survey was conducted at the beginning of 2022, before the
strong inflation figures became very visible, and the Reserve Bank accelerating the interest rate tightening

cycle.
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Table 4-6: Intentions Survey Summary (selected variables)

Timeframe Development Plans Ha
) Expansion from within Hawke’s Bay 5.0
« Developing for Own Use . . i
= Relocation/Expansion from outside of HB 2.8
9] ; e ,
> X Expansion from within Hawke’s Bay -
— Developing for Another Party R X K
& Relocation/Expansion from outside of HB 1.3
Total 9.1
Expansion from within Hawke’s Bay -
Developing for Own Use Relocation/Expansion from outside of HB 2.0
g Undetermined 11
ES Expansion from within Hawke’s Bay -
ﬁ Developing for Another Party Relocation/Expansion from outside of HB -
Undetermined 18.0
Total 21.1
Expansion from within Hawke’s Bay -
0 Developing for Own Use Relocation/Expansion from outside of HB -
§ Undetermined 1.2
Expansion from within Hawke’s Ba -
2 Developing for Another Party P v

Relocation/Expansion from outside of HB -
Total 1.2

Source: HDC Intensions Survey Results Summary

The survey results were considered when assessing the current vacant capacity and the expected short term
demand for industrial land. Importantly, the respondents indicated that there is some uncertainty about their
plans, and several factors such as demand, sale price, market trends will impact their decisions.

Respondents were asked about their development plans over the next five years, including whether:

e they are developing for themselves,
e developing for another party, or
e planning to sell/subdivide in the near future.

We consider ‘developing for own use’ and ‘developing for another party” as relevant. Land which will be sold
or subdivided is assumed to be vacant, and therefore part of the vacant capacity assessment.

The survey asked about the characteristics of the end activity, using the following options:

e Relocation from within Hawke's Bay,

e Expansion from within Hawke’s Bay,

e Relocation/expansion of a business from outside Hawke’s Bay, and
e Undetermined.

To estimate the net impact of the development intentions, i.e. how much industrial land would be taken up if
owners’ plans came to fruition, relocation from within Hawke’s Bay was excluded. It is assumed that when a
business relocates, it takes up a vacant site, but simultaneously frees up land on the site it previously occupied.
That is, the relocation is to another site. We were unable to determine what the impact of these relocations
were, i.e. whether businesses that relocate take up more or less space in their new location (this was another
reason for excluding this segment).

Based on the responses, activity in 2022 (0-1 years) will be strong, with an intended 9.1ha of industrial land
being developed. While the 2-3 years period is showing very strong ‘demand’ (21.1ha), it has to be treated
with caution. The specific responses relating to the 21.1ha, reveals great uncertainty surrounding the
developer’s intentions. In addition to the uncertainty whether they can find a buyer/occupier for the land,
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there is the matter of water availability in the location, which is likely to constrain development. It is plausible
that this capacity might only be taken up later, given the current economic outlook and uncertainty about the
near future. Further, the survey reflects individual responses and sums the intentions and does not reflect
market visibility about what others are doing. For example, if a development is taking place, then a developer
might wait until a future date before commencing his/her development. Considering the large jump in
intentions for the 2-3 year period suggests that there could be ‘wait and see’ theme over the short term.

Future (4-5 years) development intentions are uncertain. Based on the survey results it appears that 1.2 ha of
industrial land is intended to be developed. The survey does not provide insight into the specific markets that
would be targeted and the current economic environment is adding uncertainty.
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5 Sufficiency assessment

The sufficiency assessment combines the estimated demand and the supply of land using a
qualitative approach. The net position, of supply vs demand, is interpreted in terms of
sufficiency. The sufficiency assessment provides information about the degree to which the
Section 3.3 of the NPSUD is satisfied. The section indicates that there has to be “at least
sufficient development capacity in its region or district to meet the expected demand for
business land”. The capacity needs to be assessed in terms of:

e Planenabled,

e Infrastructure ready,

e Suitable to meet the demands of different business sectors, and,

e Meets the expected demand plus the appropriate competitiveness margin.

In practice, that means that the land required is zoned and feasible for the next 10 years
(short to medium term) and has been identified in the various plans and strategic documents
over the next 30 years (the long term).

The sufficiency assessment presented below draws from earlier sections about the capacity, demand and the
suitability. The assessment includes the competitiveness margin as stipulated by the NPSUD.

We note that the forward-looking demand is based on broad, trend-growth continuing and that the recent
(very) strong lift in activity over the recent past will be tempered over the short term. For the short term
outlook, the anticipated growth is tempered by rising interest rate environment, supply chain constraints,
declining confidence levels and global geo-political uncertainties. These uncertainties are factored into the
assessment and the short-term outlook, and growth pathway over the next 3-5 years. Based on historic trends,
(section 2), a rebound could be expected after a slowdown and we strongly advise the Councils to continue to
monitor development activity over the short-medium timeframe.

5.1 Napier City — Sufficiency Assessment

The sufficiency of land provision is illustrated using several tables highlighting the demand, capacity and the
suitability. The different land uses are discussed separately using a mix of land area (ha) and GFA to illustrate
the relative positions over time.

5.1.1  Industrial sufficiency

The industrial sufficiency is presented at a zone level. These zones are broadly location (area) specific except
for the main industrial zone that covers Pandora, Awatoto and Onekawa. Similarly, the suburban industrial
zone covers several smaller areas throughout the city. Table 5-1 summarises the results of the sufficiency
assessment, and it reports:

e The demand (base scenario) for land across the different zones, and over time

e The demand with the competitiveness margin included
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e The capacity that remains after the vacant land has been developed. This step includes a spatial
allocation of demand across zones to allow for situations where there is demand for space in a specific
zone, but that zone is at capacity (no spare capacity). ‘Wet industry’ demand to allocated to zones
that can accommodate wet industries.

e The sufficiency situation for the base and high scenarios are shown. The sufficiency compares the
situation for the ‘without’ and ‘with’ competitiveness margin applied.

e The available capacity would need to be assessed from an infrastructure capacity perspective. The
available information needs to be expanded before the degree to which infrastructure supports (or
not) development can be determined. This would need to include stormwater and consider the
aspects like the water table and low-lying areas.

Table 5-1: Napier Industrial Sufficiency

[J] ®
5 £ E 3 o

= N g g s 5§ £ 2

5 < o i 2 s N g ]

9 & oS < = g FE = % 2
Ee] a N g © o 3 [ s ¢ -
£ 2 £ = 2 9t 5., @ E <
< < S o u S o eB g Lo B ® =
5 3 £ 95 S5§ 288 556 S @ O
> @ < o N AN =22 a8 =& [
Vacant Crnt | 152 3.8 415 0.1 1.0 1.0 . 62.6
Capacity 7y 11.3 - 3.4 414 0.0 0.8 0.9 - 57
(pre-dvipmt) 20y 5.0 - 2.4 38.2 0.0 0.6 0.4 - 46.6
3y 3.4 0.4 0.4 0.0 0.1 0.5 0.0 0.0 49
D(‘i)ma’;d 7y 738 08 1.0 0.0 03 11 0.0 0.1 11.1

ase
20y 22.0 1.9 2.8 0.1 0.8 3.0 0.2 0.2 31.0
Demand + 3y 4.1 0.4 0.5 0.0 0.2 0.6 0.0 0.0 5.9
Margin 7y 9.4 1.0 1.2 0.0 0.4 13 0.1 0.1 13.4
(base) 0y | 252 22 32 0.1 0.9 35 0.2 03 35.7
Capacity/ 3y 15.2 - 3.8 415 0.1 1.0 1.0 62.6
balance post 7y 113 = 3.4 412 0.0 0.8 0.9 na 57.5
devmt. 20

y 5.0 - 2.4 38.2 0.0 0.6 0.4 46.6
Sufficiency 3y ok Insuf. ok ok Insuf. ok ok ok ok
(Base Sc) 7y Ok Insuf. Ok ok Insuf. Insuf. Ok Ok ok
20y Insuf. Insuf. Insuf. Ok Insuf. Insuf. Ok Ok Ok
Sufficiency 3y ok Insuf. ok ok Insuf. ok ok ok
(High Sc) 7y Insuf. Insuf. Ok ok Insuf. Insuf. Ok Ok
20y Insuf. Insuf. Insuf. ok Insuf. Insuf. Ok Ok

The key observations about the sufficiency situations across Napier are:

1. At a total, city-wide level, there is sufficient industrial (plan enabled) capacity to accommodate the
growth (demand). This allows for a transfer/relocation of the demand from zones without capacity to
other zones with capacity. This is the situation for the base and high scenarios.

2. Atazone level, capacity constraints emerge over the long term, especially for the main industrial zone
where a shortfall is identified for the base and high scenarios. This growth is assumed to be
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accommodated in the Deferred Airport Zone. Similarly, the capacity constraints would emerge over
the medium and long term for the Mixed Use and West Quay Waterfront Zones.

3. Some of the zones are already showing capacity constraints. The Business Park Zone, and the
Suburban Industrial Zones are already at capacity (based on the small are that is included in the
assessment i.e., the entire 44ha is not included in the assessment as capacity. We understand that
the area is not available for development because alternative (non-industrial) uses are being explored.
The overall demand (growth) in these zones is generally low, reflecting the existing constraints.

4. Over the long term, the growth in local industrial activity is expected to see pressures in the Main
industrial zone, as well as the Airport zone, regardless of which scenario (base or high) is considered.

A critical assumption of the capacity assessment is that the Deferred Airport zone is part of the available
capacity?®. The sufficiency assessment returns materially different outcomes if this piece of land is excluded.
If it is excluded, then there is insufficient capacity at an overall (total) level over the long term. Under this
assumption, there is no zone with sufficient capacity over the long term. Further, if the high scenario is
assessed, then the sufficiency assessment falls down when the competitiveness margin is also included. If the
Airport Deferred zone is excluded (under the base scenario), then 30.5ha of plan enabled capacity would be
required to ensure that compliance with the NPSUD is achieved. The interplays between the industrial markets
of Napier and Hastings are worth mentioning as there is a degree of substitutability, suggesting that This
means that if the Napier locations are at capacity, and not further investments can be accommodated, then a
Hastings location is likely to be considered.

The sufficiency assessment would need to be updated to reflect infrastructure constraints and investment
programmes.

5.1.2  Commercial and Retail sufficiency

This section compares the demand for commercial and retail GFA in Napier, and draws in the information
presented earlier in sections 3.2.2, and 4.1.2.

The sufficiency assessment started by considering only vacant capacity, but clear pressures were identified.
The sufficiency assessment (Table 5-1) revealed insufficient capacity over the long term, even under the base
scenario excluding the competitiveness margin. Therefore, the assessment includes redevelopment but the
uncertainties around this approach should be acknowledged because the ease/complexity of redevelopment
is unknown. A scenario approach is used to illustrate how much of the redevelopment activity would need to
take place for the sufficiency criteria to be achieved. Two shares were considered - 5% and 10% (of the
redevelopment capacity is taken up). Under the 5% scenario, development capacity (potential supply) is lifted
to 25.6ha (from 20.2ha). Under this scenario, there is sufficient capacity to accommodate the growth over
the short and medium term, but there are constraints over the long terms. This is the case with the
competitiveness margin included and under the high scenario. The base scenario returns sufficient capacity
over the long term.

If 10% of the redevelopment capacity is realised, it lifts total capacity to 30.9ha. There would be sufficient
capacity in the commercial and retail zones, over the long term under all scenarios, and with the
competitiveness margin included. Sensitivity testing shows that the required share of redevelopment capacity
that is needed to return a ‘sufficient’ result is around 7%.

28 Based on capacity information supplied by Napier City Council.
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This suggests, Council should closely monitor the level of redevelopment capacity being taken up by the
market (being developed). The amount of redevelopment capacity that is taken up over the short, medium
and long term need to be viewed as part of the total uptake that includes vacant uptake. That is, the relative
shares of uptake taking place on vacant land, versus redevelopment.

Figure 5-1: Napier Commercial and Retail Sufficiency

Vacant Capacity Vacant + 5% Vacant + 10%

(only) Redevelopment Redevelopment
Capacity Capacity

Base High Base High Base High
3y 2.5 3.1 2.5 3.1 2.5 3.1
Demand 7y 5.5 6.8 5.5 6.8 5.5 6.8
20y 13.4 17.8 13.4 17.8 13.4 17.8
3y 3.0 3.7 3.0 3.7 3.0 3.7
Demand + Margin 7y 6.6 8.1 6.6 8.1 6.6 8.1
20y 15.4 20.5 154 20.5 154 20.5
3y 17.8 17.1 22.4 0.0 27.8 0.0
Capacity after development 7y 12.2 10.3 15.7 0.0 21.0 0.0
20y 0.0 0.0 0.0 0.0 3.2 0.0
3y Ok Ok Ok Ok Ok Ok
Sufficiency - Excl Margin 7y Ok Ok Ok Ok Ok Ok
20y Insuf. Insuf. Ok Insuf. Ok Ok
3y Ok Ok Ok Ok Ok Ok
Sufficiency - Incl Margin 7y Ok Ok Ok Ok Ok Ok
20y Insuf. Insuf. Ok Insuf. Ok Ok

It is important to note that this sufficiency assessment was conducted at a city-wide level because the location
of office and retail activities are driven by a range of factors. Demand for retail and commercial GFA is largely
generated close to market, i.e. driven by residential growth and the location of households, over time. It would
not be appropriate to use current spatial distribution of retail and commercial employment to estimate future
demand for commercial and retail GFA. But, the current patterns are aligned with existing residential patterns
and provide a useful starting point for future analysis. Demand is generated by households and the
development patterns are related to residential and intensification growth. In turn, this influences the spatial
patterns of commercial and retail development uptake.

While not shown in the above tables, around 60% of vacant capacity is in the Large Format Retail zone.
Considering the nature of this land use, its location and the relationship with other activities (e.g. commercial
and retail), means that this zone’s vacant capacity is masking the true available capacity. If this vacant capacity
is ignored, then the redevelopment activity that is needs ensure that there is ‘sufficient’” GFA is estimated at
21%.
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5.2 Hastings District — Sufficiency Assessment

The results of the sufficiency assessment for the Hastings district are summarised under three separate
headings.

5.2.1 Industrial sufficiency

It is important to ensure that sufficient industrial land is available, in appropriate locations, to support
economic growth and activity. Table 5-2 presents the sufficiency assessment at a zone level, comparing
available capacity with demand for industrial land. Demand for the base scenario is presented including and
excluding the competitiveness margin. The spatial distribution of demand is driven by current land use
patterns. In addition, the results of the sufficiency assessment under the high scenario are reported at the
bottom of the table.

Table 5-2: Hastings Industrial Sufficiency

E —_—
— o
= o
+ e S o
3 S £ 8 =
= L ] 5
c
= 2 > E< g 2 %S
S §g 2g¢ = £ g 2
c £ 3 ¢ 53 £ = 3 =
(] 62 T= 3 oo 2 o
o = £ e = =< [
Current 198.9 8.3 1.0 0.0 2.2 2103
Vacan i
T 7y 187.3 8.0 0.8 0.0 0.1 196.3
(pre-development)
20y 205.5 7.5 0.6 0.0 0.0 2135
Remaining capacity 133.5 5.8 0.4 0.0 0.0 139.7
3y 109 0.2 0.2 0.7 2.1 14.1
Demand. 7y 25.7 0.5 0.5 16 4.5 32.7
(excl margin)
20y 58.2 13 1.0 3.9 9.4 73.9
3y 13.0 0.3 0.2 0.8 25 16.9
D
) emanc! 7y 30.8 0.6 0.5 1.9 5.4 39.3
(incl margin)
20y 67.0 15 12 45 10.8 85.0
3y Ok Ok Ok Insuf. Insuf. Ok
Sufficiency*
. 7y Ok Ok Ok Insuf. Insuf. Ok
(Base Scenario)
20y Ok ok Insuf. Insuf. Insuf. Ok
3y Ok Ok Ok Insuf. Insuf. Ok
Sufficiency *
h v . 7y Ok Ok Ok Insuf. Insuf. Ok
(High Scenario)
20y Ok Ok Insuf. Insuf. Insuf. Ok
*Includes margin for sufficiency assessment.
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The key observations about the sufficiency of industrial zoned land, across Hastings are:

1. Under base scenario settings, around 120ha will be needed over the next 30 years to accommodate
the projected employment growth. Under a high scenario setting, this increases to 151ha over the
next 30 years. If the competitiveness margin is included, 141ha and 177ha, respectively, would be
required.

2. In Hastings an estimated 210ha of land has been identified as currently vacant and available for
industrial purposes (i.e. zoned/plan enabled). Council’s urban development strategy identifies a
further 50ha at Tomoana over the long term, which increases industrial (plan enabled) capacity to
260ha by 2051. We understand that the future use of this area will be subjected to review as part of
the Future Development Strategy process.

3. This suggests at a total, district-wide, level there is sufficient industrial (plan enabled) capacity to
accommodate the employment growth (demand) even if higher than expected growth eventuates.
However, this would need to be viewed against infrastructure readiness as well as other
considerations like water availability (ability to secure consents).

4. The industrial land available to be developed is more than demand requires at the district level, even
when the competitiveness margin is included. However, supply is concentrated in General Industrial
zone, so at a finer zone level, there are capacity constraints. This is in all but the General Industrial
and Tomoana Food Industry zones.

5. According to Council’s estimates, the Light Industrial zone currently has very little vacant capacity
(300sgm located in Hastings Central). The estimates (based on sectoral employment growth, and
existing spatial patterns) suggest that demand for this location is exceeding the availability capacity
even in the short term. However, other location options appear to be available (in other zones).

6. Inthe Whirinaki Industrial zone, capacity constraints emerge over the medium and long term even if
the competitiveness margin is excluded. Including the margin as per NPSUD requirements, reveals a
shortage of capacity in the short term. In the event of higher than anticipated growth (i.e. the high
scenario), the shortage in this zone is more acute. Under a high scenario, Whirinaki Industrial zone
faces shortages in the short term, even when the margin is excluded. Further, the area is a larger
single use site and we understand that the area included in the capacity consideration is only the
readily developable portion. It will be within the owner’s capability to add additional land to the
industrial portion of the site if he/she so wishes’

7. Havelock North Industrial and Business, is expected to see a shortage over the long term, regardless
of whether a margin is applied or not, and under both the base and high scenarios. Considering the
proximity of Havelock North to Hastings, the demand could (theoretically) be accommodated
elsewhere in the district such as Irongate or Whakatu, assuming that these locations would be
appropriate, and comparable to the Havelock North Industrial and Business zone.

5.2.2  Commercial and Retail sufficiency

Like Napier, the sufficiency assessment firstly assumed that only vacant capacity is available to satisfy
commercial and retail GFA demand. However, the shortfall in Hastings is more acute than in Napier. The
assessment shows there is sufficient commercial and retail plan enabled GFA over the short term (including
when the competitiveness margin is incorporated), but shortfalls emerge over the medium and long term.

Table 5-3 presents the results of the assessment, including two scenarios where a share (20% and 25%) of the

redevelopment capacity is taken up.
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Table 5-3: Hastings Commercial and Retail Sufficiency

. Vacant + 20% Vacant + 25%
Vacant Capacity . .
Redevelopment Capacity Redevelopment Capacity
Base High Base High Base High

3y 17 2.2 17 2.2 17 2.2
Demand 7y 3.5 45 3.5 45 3.5 45

20y 8.0 11.7 8.0 11.7 8.0 11.7

3y 2.1 2.6 2.1 2.6 2.1 2.6
Demand + Margin 7y 42 5.4 42 5.4 42 5.4

20y 9.2 13.4 9.2 13.4 9.2 13.4

3y 15 11 18.0 17.6 22.1 21.7
Capacity after 7y 0.0 0.0 145 13.1 18.7 17.2
development

20y 0.0 0.0 6.5 1.4 10.6 55

3y Ok Ok Ok Ok Ok Ok
SUﬁiCiech — Excl 7y Insuf. Insuf. Ok Ok Ok Ok
Margin

20y Insuf. Insuf. Ok Ok Ok Ok

3y Ok Ok Ok Ok Ok Ok
SUﬁIC,lency ~Ind 7y Insuf. Insuf. Ok Ok Ok Ok
Margin

20\/ Insuf. Insuf. Ok Insuf. Ok Ok

If 20% of redevelopment capacity is assumed to be developed, then capacity across Hastings’s commercial and
retail zones, is lifted to 19.7ha (from 3.2ha). Under such a scenario, insufficient capacity remains over the long
term and under the high growth pathway (including the competitiveness margin).

Under a scenario where 25% of the redevelopment capacity is realised, GFA capacity lifts to 23.9ha. There
would then be sufficient capacity, over the long term under all scenario settings. Sensitivity testing showed,

~21% is the required level of development (of the redevelopment capacity) over the long term.
Like for Napier, the sufficiency assessment in Hastings was conducted at the district-wide level.

The results indicate the level of business capacity (commercial and retail) that is available for both Napier and
Hastings, if all vacant business-zoned land was occupied by business activities.

However, there is a complicating matter in some locations where residential and business activity can co-
locate (for example Ahuriri). Residential activity (household units) has permitted status in several other?
business zones. While it is generally recognised that retail uses would take preference over residential activity
on the ground floor in these zones, there could be competition for upper-floor space between residential and
office activities. If residential capacity displaces business capacity, then there could be a need for additional

29 Napier: Mixed Use zone, Art Deco Quarter zone, Fringe Commercial zone, Suburban Commercial zone, Foreshore Commercial zone
and Inner City Commercial zone. Hastings: Hastings Commercial Service zone, Hastings Central Residential Commercial zone, Havelock
North Village Centre Mixed Use zone, Clive Suburban Commercial zone, Haumoana - Te Awanga Suburban Commercial zone, and
Waimarama Suburban Commercial zone.
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capacity to accommodate employment growth. The size of residential development that displaces commercial
activities (and uses available capacity) will determine how much additional capacity would be needed. Councils
should monitor this.

While the assessment did not differentiate between commercial and retail capacity, there was broad
consensus during the stakeholder engagement that there is sufficient retail space, but commercial land (for
office activities) is lacking. The analysis shows that this is the case if redevelopment capacity is excluded. The
vacant capacity is limited, and over the long-term redevelopment capacity will need to be developed to meet
overall demand levels.

5.3  Conclusion

In most, if not all cases, local authorities have provided sufficient business land capacity to exceed the
requirements at the territorial authority-wide level over the 10-year period. Most have ample supply for the
full 30-year period, available today or planned for the future. There are some localised insufficiencies and
other areas where margins are close, but overall there is more than enough supply.

The limited information about infrastructure capacity is a gap in the business land sufficiency assessment. This
gap relates to the degree to which the growth can be accommodated within existing (and planned)
infrastructure constraints. The assessment used available information, but additional work is needed to
ensure to lift the knowledge about local infrastructure capacity constraints.
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6 Concluding remarks

M.E have undertaken a BCA for the urban areas of Napier and Hastings, to meet the key areas required under
the NPS-UD for Napier and Hastings. Ensuring that there is sufficient land capacity to support the local market
to deliver the required business space is important because it contributes to community wellbeing through

enabling employment.

This change in employment is core in estimating the land and floorspace requirements to carry out daily
business activities. In other words, the future economic outlook is translated into employment numbers, and
in turn, these were used to estimate the business land requirements. The assessment gives a positive demand
outlook for industrial, commercial and retail sectors projected for Napier and Hastings area, across the
assessment period.

The net position of supply vs demand according to the measures of plan enabled, infrastructure ready, demand
requirements of the associated businesses, suggest sufficiency for the business zone availability to service its
short and medium-term demands. However, over the longer terms, some pressures emerge in some zones.
The current economic outlook is clouded by global geopolitical shifts, and the tightening business cycle. The
trends over the short term will influence the relative sufficiency levels for the medium term (10 years), and it
is suggested that the local trends be carefully monitored. In addition, infrastructure capacity and its ability to
support growth needs to be assessed.
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Appendix 1: Overview of the Policy Framework

The following is a highly summarised overview of the NPS-UD policy framework. The NPS-UD contains a
number of objectives and policies that aim to meet those objectives. This report aims to assist in meeting
policies under Subpart 3 — Evidence-based decision making and Subpart 5 — Housing and Business
Development Capacity Assessment (HBA). Under clause 3.10 Assessing demand and development capacity:

(1) Every local authority must assess the demand for housing and business land in urban environments,
and the development capacity that is sufficient to meet that demand in its region or district in the short
term, medium term, and long term, and

(2) Tier 1 and tier 2 local authorities comply with subclause (1) in relation to tier 1 and tier 2 urban
environments by preparing and publishing an HBA as required by subpart 5.

As determined by subpart 5 — Housing and Business Development Capacity Assessment (HBA), this report aims
to assist fulfil subclauses 3.28 Business land demand assessment, 3.29 Business land development capacity
assessment, and 3.30 Assessment of sufficient development capacity for business land.

Clause 3.28 Business land demand assessment requires:

1) Every HBA must estimate, for the short term, medium term, and long term, the demand from each business
sector for additional business land in the region and each constituent district of the tier 1 or tier 2 urban
environment.

2) The demand must be expressed in hectares or floor areas.

3) For the purpose of this clause, a local authority may identify business sectors in any way it chooses but
must, as a minimum, distinguish between sectors that would use land zoned for commercial, retail, or
industrial uses.

4) The HBA for a tier 1 urban environment must:

a) set out a range of projections of demand for business land by business sector, for the short term,
medium term, and long term,; and

b) identify which of the projections is the most likely in each of the short term, medium term, and long
term; and

c) set out the assumptions underpinning the different projections and the reason for selecting which is
the most likely; and

d) if those assumptions involve a high level of uncertainty, the nature and potential effects of that
uncertainty.

Clause 3.29 Business land development capacity assessment requires:

1) Every HBA must estimate the following, for the short term, medium term, and long term, for the region and
each constituent district of the tier 1 or tier 2 urban environment:
a) the development capacity (in terms of hectares or floor areas) to meet expected demand for business
land for each business sector, plus the appropriate competitiveness margin; and
b) of that development capacity, the development capacity that is:
i) plan-enabled; and
ii) plan-enabled and infrastructure-ready; and
iii) plan-enabled, infrastructure-ready, and suitable for each business sector.
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2) Alocal authority may define what it means for development capacity to be “suitable” in any way it chooses,
but suitability must, at a minimum, include suitability in terms of location and site size.

Clause 3.30 Assessment of sufficient development capacity for business land requires:

1) Every HBA must clearly identify, for the short term, medium term, and long term, whether there is sufficient
development capacity to meet demand for business land in the region and each constituent district of the
tier 1 or tier 2 urban environment.

2) The requirements of subclause (1) must be based on a comparison of:

a) the demand for business land referred to in clause 3.28 plus the appropriate competitiveness margin;
and
b) the development capacity identified under clause 3.29.

3) If there is any insufficiency, the HBA must identify where and when this will occur and analyse the extent
to which RMA planning documents, a lack of development infrastructure, or both, cause or contribute to
the insufficiency.
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Appendix 2: Introduction to the EFM

The EFM is a multi-regional scenario model which traces the economic implications of growth by economic
sector and households over a thirty-year timeframe. The model adopts a ‘systems’ perspective in its
evaluation of the impacts of growth, acknowledging that many of the issues we face today are highly
interconnected and complex. It uses an integrated approach to assess the possible implications of plausible
scenarios, given a range of assumptions. The model helps to identify possible constraints and limiting factors
which may result from economic growth using ‘what if’ scenario analysis.

The EFM is based on a multi-regional economic input-output table, capturing the impacts of growth on the
study area, as well as on the wider regional and national economies. The model uses input-output
mathematics to capture not only the direct effects of final demand growth in each sector, but also the indirect
(i.e. upstream flow-on) and induced (i.e. resulting from consumer spending) effects associated with this
growth. The impacts resulting from each scenario are compared with the ‘baseline’ Business-As-Usual (BAU)
scenario, which is established by estimating sectoral domestic and export final demand, and by developing
quantitative projections of population and export growth. This baseline analysis can be augmented by
including qualitative information on prevailing or imminent economic conditions gathered through literature
searches, industry reports, media commentaries, and dedicated workshops and interviews with key regional
stakeholders.

The model analyses the economic impacts for 48 industries within the region, focussing on key industries.
(These industries can be disaggregated to 106 sectors and can be linked to the 6 Digit ANZSIC Business
Directory’s 500 sectors).

Results from the quantitative econometric projections, literature reviews and interviews are combined using
the EFM, to project the full ‘business as usual’ evaluation of economic growth for the region. The model
projects domestic and export market growth, and the impacts of changes to the region’s population and
business requirements. For example, industries driven by local demand are primarily influenced by changes
in the size of the population, and its composition. The Council’s population growth projections (or StatsNZ’s)
could be used to estimate the effects on the education, health and community services sectors, and growth
of the accommodation, restaurants and bars, cultural and recreational services, and retail trade sectors.
Industries driven by international demand are analysed using quantitative projections of export growth, for
each industry. These are based on time-series analysis of commodity outputs and employment growth rates.
Industries driven by intermediate demand (such as road transport and services to agriculture) are captured
via flow-on implications from growth of the key industries. Technological progress and changes in labour
productivity are also accounted for.

We note that the EFM reflects a set of assumptions that can be adjusted to assess the outcomes relative to
the base scenario. The outputs are then compared to reflect the relative change. Different component parts
can be adjusted to reflect the scenarios, including: household consumption (based on population and
population ageing), international exports, inter-regional exports, gross fixed capital formation (GFKF), and
changes in inventory.
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Appendix 3: Sector-land use (space-type) relationships
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Sector
Horticulture and fruit growing 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 5% 0% 0% 0% 95%
Sheep, beef cattle and grain farming 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 5% 0% 0% 0% 95%
Dairy cattle farming 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 5% 0% 0% 0% 95%
Poultry, deer and other livestock farming 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 5% 0% 0% 0% 95%
Forestry and logging 0% 0% 0% 0% 0% 0% 8% 0%  15% 0% 0% 0% 0% 0% 77%
Fishing and aquaculture 0% 0% 0% 0% 0%  19% 0% 0% 0% 0% 47% 0% 0% 0% 35%
Agriculture, fore: and fishin, ort
eric Y shing  supp 20%  15% 0% 0% 0%  15%  10% 0% 0% 0% 0% 0%  40% 0% 0%
services
Minin, uarrying, exploration and other
InNiNg, QuArTying,  exp 0% 0% 0% 0% 0% 0%  10% 0%  20% 0% 0% 0%  70% 0% 0%
mining support services
Oil and gas extraction 0% 0% 0% 0% 0% 0%  10% 0%  20% 0% 0% 0%  70% 0% 0%
Meat and meat product manufacturing 0% 0% 0% 0% 0% 20%  80% 0% 0% 0% 0% 0% 0% 0% 0%
Dairy product manufacturing 0% 0% 0% 0% 0%  10%  90% 0% 0% 0% 0% 0% 0% 0% 0%
Other food manufacturing 0% 0% 0% 0% 0% 10%  80% 0% 10% 0% 0% 0% 0% 0% 0%
Beverage and tobacco product manufacturing 0% 0% 0% 0% 0% 20%  80% 0% 0% 0% 0% 0% 0% 0% 0%
Textile, leather, clothing and footwear
© cathe 8 e 0% 0% 0% 0% 0%  10%  90% 0% 0% 0% 0% 0% 0% 0% 0%

manufacturing
Wood product manufacturing 2% 0% 0% 0% 0% 1%  60% 0% 28% 0% 0% 0% 0% 0% 0%
Pulp, paper and converted paper product

. 2% 0% 0% 0% 0%  20% 63% 0%  16% 0% 0% 0% 0% 0% 0%
manufacturing
Printing 2% 0% 0% 0% 0%  21%  78% 0% 0% 0% 0% 0% 0% 0% 0%
Petroleum and coal product manufacturing 2% 0% 0% 0% 0% 11%  20% 0% 68% 0% 0% 0% 0% 0% 0%
Chemical, polymer and rubber product

poly 2 2% 0% 0% 0% 0%  20% 63% 0%  16% 0% 0% 0% 0% 0% 0%

manufacturing
Non-metallic mineral product manufacturing 2% 0% 0% 0% 0% 11%  50% 0% 38% 0% 0% 0% 0% 0% 0%
Primary metal and metal product

e 2% 0% 0% 0% 0% 6%  60% 0%  33% 0% 0% 0% 0% 0% 0%

Fabricated metal product manufacturin; 2% 0% 0% 0% 0% 25%  48% 0% 25% 0% 0% 0% 0% 0% 0%
p g
Transport equipment manufacturini 2% 0% 0% 0% 0% 11% 68% 0% 20% 0% 0% 0% 0% 0% 0%
g
Machinery and equipment manufacturing 2% 0% 0% 0% 0% 1%  68% 0% 20% 0% 0% 0% 0% 0% 0%
Furniture and other manufacturing 2% 0% 0% 0% 0% 1%  68% 0% 20% 0% 0% 0% 0% 0% 0%
Electricity generation and supply 9% 0% 0% 0% 0% 14% 0% 0% 18% 0% 58% 0% 0% 0% 0%
Gas supply 0% 0% 0% 0% 0%  15% 0% 0%  20% 0%  65% 0% 0% 0% 0%
Water, sewerage, drainage and waste services 2% 0% 0% 0% 0% 15% 0% 0% 27% 0% 56% 0% 0% 0% 0%
Construction 5% 5% 0% 0% 0%  10% 5% 0%  15% 30% 30% 0% 0% 0% 0%
Wholesale trade 5% 0% 0% 0% 0% 95% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Retail Trade 0% 0%  66% 0% 0% 0% 0%  34% 0% 0% 0% 0% 0% 0% 0%
Accommodation and food services 0% 0% 0% 50%  50% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Road transport 3% 0% 0% 0% 0%  10% 10% 0%  78% 0% 0% 0% 0% 0% 0%
Other transport, postal, courier, trans
supson and \?v aréh:usinglsewice: ’ POt o, 0% 0% 0% 0%  21%  10% 0%  24% 0%  40% 0% 0% 0% 0%
Air and space transport 10% 0% 0% 0% 0%  10% 40% 0%  30% 0%  10% 0% 0% 0% 0%
Information media and telecommunications 60% 0% 0% 0% 0% 25%  15% 0% 0% 0% 0% 0% 0% 0% 0%
Finance 95% 0% 0% 0% 0% 0% 0% 0% 0% 5% 0% 0% 0% 0% 0%
Insurance and superannuation funds 95% 0% 0% 0% 0% 0% 0% 0% 0% 5% 0% 0% 0% 0% 0%
P
Auxiliary finance and insurance services 95% 0% 0% 0% 0% 0% 0% 0% 0% 5% 0% 0% 0% 0% 0%
Rental, hiring and real estate services 10%  10% 5% 0% 0% 15% 0% 15%  10% 5% 0% 0% 0% 0% 30%
Ownership of owner-occupied dwellings 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
p g

Prof§5§ lona!, scientific, . technical, oo 0w am ox 0% 0% 0% 0% 0% 13% 0% 0% 0% 0% 0%
administrative and support services
Central government administration, defence
and publigc safety 2 35% 0% 0% 0% 0%  15% 0% 0%  15%  20% 0% 0%  15% 0% 0%
Local government administration 50% 0% 0% 0% 0% 0% 0% 0% 0% 50% 0% 0% 0% 0% 0%
Education and training 25% 0%  20% 0% 0% 0% 0% 0% 0% 0% 0%  55% 0% 0% 0%
Health care and social assistance 20%  20%  20% 0% 0% 0% 0% 0% 0% 40% 0% 0% 0% 0% 0%
Arts and recreation services 25% 0%  29% 0% 0% 3% 3% 0% 0%  40% 0% 0% 0% 0% 0%
Personal and other services 11% 0% 39% 0% 0% 14%  10% 0% 0% 26% 0% 0% 0% 0% 0%
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Employment outlook — sector specific comments

Forestry and logging — the wood availability forecasts published by MPI in 2021 shows a levelling off of wood
in all four modelled scenarios from 2040 onwards. Some growth expected in the near term (2021-2029), then
stabilizing over the medium to long term. No sign of the exponential growth.

Fishing and Aquaculture — growth but no specific/large developments in this sector in Hawke’s Bay, that we
are aware of. According to MPI’s national situation and outlook for the primary sector®® seafood export
revenue is forecast to begin recovering in 2022, as the food service industry starts to reopen, though it will
take a number of years to return to previous highs.

Meat product manufacturing — Market research report by Ibisworld®! on meat processing in NZ, highlighted
the weakened trading conditions as a result of the pandemic, which are anticipated to reduce global demand
for industry goods over the coming year. As a result, industry exports (and revenue) have fallen consecutively
for the two years through 2021-22. This is expected to continue in the short term, but the sector is expected
to show strong growth over the long term.

30 https://www.mpi.govt.nz/dmsdocument/45451-Situation-and-Outlook-for-Primary-Industries-SOPI-June-2021
31 https://www.ibisworld.com/nz/industry/meat-processing/90/
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] Infroduction

Hastings District Council (HDC) contacted Stantec to provide transportation assessment services to assist in
the preparation of a Future Development Strategy (FDS) for the Napier-Hastings Tier 2 Urban Environment
for the Hawke’s Bay Regional, Napier City and Hastings District Councils as required under the National
Policy Statement on Urban Development 2020 (NPS-UD).

Stantec’s role was to take four spatial scenarios provided by the Client and undertake a strategic evaluation
to assess and quantify the impacts of these scenarios on the transport network, including output emissions
for each scenario. The results would be used to list potential infrastructure interventions that could mitigate
any network deficiencies that we identify and provide high-level cost estimates.

The scope of work can be summarized into four main tasks, outlined below. The work associated with each
task and the results are reported in the chapters shown in brackets in the list below.

o Modelling the Base Case Scenarios for the year 2023, 2028 and 2048 (reported in Chapter 3)
e Modelling the Four Laning of SH2 Expressway for the year 2048 (reported in Chapter 3)
e Modelling four spatial scenarios for the year 2048 (reported in Chapter 4)

2 Strategic Transport Model

The modelling and assessment utilized Council’s existing strategic transport model, updated in 2020 and
documented in the report “Hawkes Bay Transport Study CUBE Modelling, 2018 Model Update” by GHD.

In this project, a serious oversight was found in the model. The problem happened because intersection
delays were not considered in route choice and destination choice (linking trip origins and destinations to
determine how far people travel), nor in comparing modelled travel times to observed for the model
validation.

After model correction, the modelled traffic flows in the interpeak period appear to match the observed 2018
flows better than before. However, the modelled verses observed traffic flows in the morning and evening
peak periods after correction are worsened. As traffic flows in the evening peak are the highest, and the
error compared with observed was the least, it was agreed with the Client that all the modelling tasks would
focus on the interpeak and evening peak periods.
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3 The Base Case Scenarios

This part of the project entailed modelling the Base Case scenarios for the years 2023, 2028 and 2048.

The model contains two main inputs, i.e., land use and network inputs. The model has a base year of 2018
and a single transport network representing 2018 which was also previously used for all future years.
Distinct land use is input for 2018, 2028 and 2048.

Three main tasks were carried out to produce the Base Case scenarios:

1. Create land use input for the year 2023 and a simple check/update of land use input for the years 2028
and 2048 to adjust for any discrepancies associated with introducing the year 2023.

2. Update the model network for the years 2023, 2028 and 2048 based on list of improvements provided by
the Client.

3. Run the Base Case scenarios with the land use and network created/updated in the previous tasks and
analyze the results.

Methods to produce the land use input, the list of changes to the network, and the modelling results are
discussed in the subsequent sections.

3.2 Land Use

The land use input consists of zonal data for each variable listed in Table 3-1.
Table 3-1 Variables in the Model Land Use Input

Variables in Model Land Use

Households The number of occupied private households per zone
Dependents The number of persons aged 5-15 years old in each zone

The number of people living in each zone and employed in blue collar work. Blue
Blue collar workers collar workers are those that work in manufacturing, construction, agriculture

transport, warehousing and electricity, gas, water and waste services
The number of people living in each zone and employed in white collar work. White

White collar workers
collar workers are the total of workforce less blue collar workers

Blue collar jobs The number of people working in each zone in blue collar work
White collar jobs The number of people working in each zone in white collar work
- The number of people working in each zone in retail (a subset of white collar
Retail jobs
workers)
L The number of people working in each zone in education (a subset of white collar
Education jobs workers)

3.2.1 Land Use, 2023

The land use input to the model consists of two main parts (Table 3-1). The first part typically is derived from
the population demographic data (population and households) from the Census, and it consists of the
variables of households, dependents, blue collar workers, and white collar workers. The second part is
derived from the business demographic data, and it consists of the variables of blue collar jobs, white collar
jobs, retail jobs and education jobs. The methods associated with these two parts are outlined below.

The zonal figures for households, dependents, blue collar workers and white collar workers for 2023 were
produced using the population demographic data (population and household) by Statistical Area 2 (SA2)
from the 2018 Census and demographic projection data (medium projection) from Stats NZ for 2023 and
2043. In general, the process entailed producing a ‘population demographic growth factor’ by zone. The
growth factor by zone was then applied to the existing model land use for 2018 to calculate households,
dependents, blue collar and white collar workers by zone for 2023, noting that if a zone is empty in 2018
(i.e., greenfield), it will remain an empty zone in a future year. This is the main limitation of using the growth
factor. The simplest solution to address this issue would have been by manually inputting the demographic
information of a particular greenfield zone (which would need to be provided) if it is known to be developed
in a future year. However, this was not done in this project and is considered a minor limitation given the
2023 outputs are “forecasts”.
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The model zonal employment figures were calculated using the Modified Employment Counts (MEC) data.
The MEC data contains employment figures across all of the Australian and New Zealand Standard
Industrial Classification (ANZSIC) by Statistical Area 1 (SA1). These data were sorted into employment
categories used in the model land use, i.e., blue collar, white collar, retail and education jobs, as shown in
Table 3-2.
Table 3-2 ANZSIC and Model Employment Categories
Agriculture, Forestry and Fishing A Blue Collar
Mining B Blue Collar
Manufacturing C Blue Collar
Electricity, Gas, Water and Waste Services D Blue Collar
Construction E Blue Collar
Wholesale Trade F Blue Collar
Transport, Postal and Warehousing | Blue Collar
Accommodation and Food Services H White Collar
Information Media and Telecommunications J White Collar
Financial and Insurance Services K White Collar
Rental, Hiring and Real Estate Services L White Collar
Professional, Scientific and Technical Services M White Collar
Administrative and Support Services N White Collar
Public Administration and Safety o White Collar
Health Care and Social Assistance Q White Collar
Arts and Recreation Services R White Collar
Other Services S White Collar
Retail Trade G Retail
Education and Training P Education
By the time this work commenced, the MEC employment data were only available until the year 2022 and
therefore, the MEC figures for the year 2022 were used to represent the year 2023. Similar to the above, the
‘growth employment factor’ by zone and employment category was computed first. These growth factors
were then sorted into three simpler factors to reduce anomalies based on ranges of values. The simple
growth factors by zone were then used to scale the 2018 land use input and create the 2023 land use input
for employment.
3.2.2 Land Use Update, 2028 and 2048
As previously mentioned, the model contains land use for the year 2028. This land use needed to be
updated to be in line with the 2023 land use. The update was done though a simple process, by taking the
difference between the existing land use inputs of 2018 and 2028 and half the figures to create ‘growth’
between 2023 and 2028. These figures were then added to the 2023 land use, creating the updated 2028
land use.
A similar method was applied for 2048 land use: the difference between the existing land use inputs of 2028
and 2048 were calculated and added to the updated 2028 land use to create the updated 2048 land use.
It is important to highlight that the land use assumptions (magnitude, location, and type) for 2028 and 2048
were not updated at this stage — the future year land use was merely adjusted to be align with the newly
created 2023 base land use.
3.3 Network
Based on the directions from the Client, changes were made to the 2018 network to reflect the current
network (2023) and to include planned future upgrades (for 2028 and 2048). These changes are listed in
Table 3-3 for roads/intersections and Table 3-4 for speed limits, with X’ indicating the network year when the
changes were included.
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Table 3-3 List of Network Changes, Roads and Intersections

m Roads/Intersections Description of Change mm 2048

Hastings
Hastings
Hastings
Hastings
Hastings

Hastings

Hastings
Hastings
Hastings
Hastings
Hastings
Hastings
Hastings
Napier
Napier
Napier
Napier
Napier
Napier
Napier
Napier
Napier
Napier

Napier

Napier
Napier
Napier
Napier
Napier
Napier
Napier
Napier
Napier

Maraekakaho Rd, Irongate Rd
Omahu Rd, Henderson Rd
Omahu Rd, Chatham Rd
Napier Rd, Crosses Rd
Maraekakaho Rd, York Rd

Omahu Rd, Pakowhai Rd, Maraekakaho Rd,

Heretaunga St W
Hastings Rd, St Aubyn St
North Eastern Connector
Pakowhai Rd, Evenden Rd

Tomana Rd, Evenden Rd

Karamu Rd, North East Connector

Kenilworth Rd, Karamu Rd
Latham St, Nuffield St
Taradale Rd, Trinity Cres
Pandora Rd, Thames St
York Ave, Auckland Rd
Vautier St, Hastings St

Shakespeare Rd

West Quay

Kennedy Rd, Maadi Rd
Kennedy Rd, Wycliffe St
Gloucester St, York Ave

Gloucester St, Springfield Rd

Marine Parade, Ellison St

Te Awa Ave, McGrath St

Latham St, Wellesley St
Meeanee Rd, Guppy Rd
Cathederal St

Vautier St, Dalton St
Carlyle St, Faraday St
Meeanee Rd, Tannery Rd
Kennedy Rd, Riverbend Rd

Emerson St

Hastings District Council // Napier-Hastings Urban Environment Future Development Strategy

Changed to Roundabout
Changed to Roundabout
Changed to Roundabout
Changed to Roundabout
Changed to Roundabout

Added in Signals

Added in Signals

Added in New Road

Changed to Roundabout
Changed to Roundabout

New Intersection, Roundabout
Changed to Roundabout
Changed to Roundabout
Added in Signals

Changed to Roundabout
Changed to Roundabout

Changed to Roundabout
Changed priority on
Shakespeare

One-way Northbound

Added in Signals
Added in Signals
Removed Right Turns

Changed to Roundabout

Changed to Roundabout,
Incorporating Te Awa Ave and
McGrath St

Changed to Dual-Lane
Roundabout

Changed to Roundabout
Changed to Roundabout
One way Northbound

Changed to Roundabout
Changed to Roundabout
Changed to Roundabout
Changed to Roundabout

Removed Vehicle Access
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Table 3-4 List of Network Changes, Speed Limits

Napier Tannery Rd
Napier Burness Rd
Napier Meeanee Rd
Napier Awatoto Rd
Napier Willowbank Rd
Napier Riverbend Rd
Napier Kenny Rd
Napier Powellrell Rd
Napier Waitangi Rd
Napier Marine Parade
Napier George St
Napier Prebensen Dr
Napier Prebensen Dr
Napier Church St, Predensen Dr
Napier Pukettiri Rd
Napier Main North Rd

In subsequent analysis, it became apparent that not all upgrades to the network had been provided to be

Speed lowered to 80
Speed lowered to 80
Speed lowered to 70
Speed lowered to 80
Speed lowered to 80
Speed lowered to 70
Speed lowered to 70
Speed lowered to 70
Speed lowered to 70
Speed lowered to 30
Speed lowered to 50
Speed lowered to 70
Speed lowered to 80
Speed lowered to 70
Speed lowered to 80
Speed lowered to 70

incorporated in the model. This will be prominent when discussing the results of the four spatial scenarios in
Section 4, where it was found that two intersections, between SH2 and Meeanee Quay and between SH51

and Awatoto Road, were still modelled as priorities although they have been upgraded to roundabouts in

recent years.

The issue above however does not undermine the results of the assessment. The mitigation measures formulated based

on the results of the four spatial scenarios does consider the recent upgrades associated with the two intersections

above.

3.4 Modelling Results

The results of the Base Case Scenarios for 2023, 2028 and 2048 are discussed with regard to the level of
service (LOS) at intersections and on roads. Note that as described in Section 2, these scenarios were run
for the interpeak and evening peak periods only.

Intersection level of service is based on the weighted average of flow and delay for roundabouts and traffic

signals, while for priority intersections, it is based only on the worst turn delay. Also, the threshold for
worsening LOS for priorities is lower than for signals and roundabouts. LOS at priority intersections is

therefore often poor since the number of vehicles experiencing the delay is not considered, and the delay
thresholds are lower than for roundabouts/signals. It is also noted that the model calculates level of service

across an average hour, and does not take account of flow peaking.

In general, intersections in Napier and Hastings perform relatively well. Only one intersection, a priority, is
expected to perform at LOS E/F (Table 3-5). For simplicity, INP and PMP signify the interpeak and evening
peak periods. These intersections are shown in the LOS plot (Figure 3-1), for the evening peak results only.

Hastings District Council // Napier-Hastings Urban Environment Future Development Strategy
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Table 3-5 Intersections with LOS E/F, the Base Case Scenarios

mmmmmmlm
Omahu Rd, Stoneycroft St Hastings Priority ------

The performance of intersections in both Napier and Hastings in 2028 and 2048 is relatively similar to that in
2023. The intersection between Omahu Rd and Stoneycroft St is forecasted to be LOS in 2023 and remain
so through to 2048. However, this is a priority intersection with a very low turning movement from
Stoneycroft St to Omahu Rd.

Overall, the road network in Napier and Hastings performs relatively well, with only a few road sections
performing at LOS E/F, as shown in the figure below for the evening peak period (as it is the busiest period).
The road LOS calculation is determined based on vehicle speed and assigned flow.

Hastings District Council // Napier-Hastings Urban Environment Future Development Strategy 6

ITEM 4 PAGE 415



Item 4

Adoption of Draft Future Development Strategy for Notification

Napier Hastings FDS - Technical Report - Final Compiled (Attachment 4) Attachment 4

gt g
SYor)
, 5

i<\

&N 3oy
A

Figure 3-1 Road and Intersection LOS, PMP, Base Cases for 2023 (left-hand side), 2028 (middle), 2048 (right-hand side)
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3.5 Four-Laning of SH2 Expressway

The four-laning of SH2 was tested for the year 2048, with the four-laning section being shown in bold in
Figure 3-2.

Ao

f
¢
I ] ‘

Figure 3-2 Four-Laning of SH2
Compared with the Base Case, more intersections perform at LOS E/F, as shown in the table below and

with the results of the Base Case 2048 being shown for comparison. The results again show the evening
peak as the busiest period.

Table 3-6 Intersections with LOS E/F, Four Laning verses Base Case, 2048

INTERSECTION INTERSECTION | BASECASE | FOURLANING |
TYPE | INP [ PVP [ INP | PMP_|
R R FR (ER

Omahu Rd, Stoneycroft St Hastings Priority

Taradale Rd, Niven St Napier Priority C C C

Coventry Ave, Taradale Rd  Napier Priority C D E

Haumoana Rd, Parkhill Rd Napier Priority C D C E
Omahu Rd, Kirkwood Rd Hastings Priority C D D _

The evening peak LOS plot (Figure 3-3) shows the locations of these intersections. With the four-laning,
intersections with LOS F tend to be located closer to the SH2, where the capacity has been increased. It is
likely that the additional traffic on the widened corridor is increasing delays on some side roads of priority
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intersections, noting this may not (or may) effect many vehicles. Furthermore, although four more
intersections are forecasted to perform at LOS E/F in the Four-Laning scenario in the evening peak period
compared to the Base Case, these intersections only account for about 5% of all intersections in Napier-
Hastings. 827 out of 832 intersections (or about 99.4%) are still forecasted to perform at LOS D and above.

With four-laning, the level of service on SH2 and Evenden Rd are expected to worsen to LOS E/F, as shown
in the figure below. Other than this, the level of service on roads are relatively similar between these
scenarios. It should be noted that in the Base Case scenario, substantial part of the SH2 where the four-
laning is proposed, is forecasted to perform at LOS D.

' LOSF \
@ (osE

LOS D
LOS C

| OS.E/F

———r YOS
LOS C
»ﬁ
: { AL
20 2 i
/ ; \\

Figure 3-3 Road and Intersection LOS, PMP, Base Cases (left-hand) verses Four-Laning (right-hand),
2048

The results seem to suggest worse overall network performance with the four-laning in place. This seems
rather counter intuitive, and therefore, thorough investigations were done, as described below.

Changes in the traffic volumes along SH2 were checked. Traffic flows, from the evening peak model, from
the Four-Laning scenario were compared with the Base Case scenario. The difference in the traffic flows
between these scenarios can be seen in Figure 3-4, with shades of red indicating a higher flow in the Four-
Laning scenario compared to the Base Case, and blue shades indicating the opposite. The plot of difference
in flows confirm that the widening of part of the SH2 contributes to the increase in traffic volume along SH2.
The northbound flow in the Four-Laning scenario increases by about 460 veh/hour whilst the southbound
flow increases by about 130 veh/hour on the busiest part of the network. Some re-routing can also be seen
in the CBD of Hastings and Napier. These increases, however, should not trigger changes in the level of
service on SH2 as there is an increase in road capacity.

The level of service on roads is calculated in the model by using assigned speed and flows only, noting that

capacity is not included in the calculation. This means that additional lanes on SH2 is not captured in the
level of service calculation. Although flow on a road increases, flow per lane may decrease due to an
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additional lane. Therefore, volume-to-capacity ratio (VCR) might be a more appropriate index to check the
performance of road network. VCR is a measure of the level of congestion on a road taking into account
both traffic volume and road capacity, and the VCR plot of the Base Case verses Four-Laning scenarios are
shown in Figure 3-5, again for the evening peak only. The VCRs and assigned speeds on SH2 are shown in
the figure in black and red respectively.

Figure 3-4 Plot of Difference in Flow, Four Laning minus Base Case, PMP
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Figure 3-5 Volume-to-Capacity, PMP, Base Cases (left-hand) verses Four-Laning (right-hand), 2048

The results show that the performance of SH2 is improved with four-laning in place, as the VCRs decrease
and assigned speeds increase, suggesting a better road condition. Evenden Road, one of the roads that
feeds into the SH2 has worsened VCR with the four laning. The performance of Kennedy Rd is also
worsened in this scenario.

Furthermore, the weighted average distance (vehicle kilometre travelled per trip) increases from 6.5
kilometre in the Base Case scenario to 6.7 kilometre in the Four-Laning and the weighted average time per
trip decreases from 8 minutes in the Base to 7.6 minute in Four-Laning. This implies that average trip
duration becomes slightly shorter although the average distance becomes slightly longer. The decrease in
the weighted average time might seem rather small, however, considering all trips modelled (approx. 56,000
trips), this difference equates to 19,000 veh-minutes. The results seem to suggest that the four-laning
improves accessibility between Napier and Hastings, allowing for more trips to travel between the two areas.
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4 Four Spatial Scenarios

Four spatial scenarios, listed below, were modelled for the forecast year of 2048.

1. Intensification Scenario
2. Ahuriri Scenario

3. Flaxmere Scenario

4. Napier South Scenario

The land use input associated with these scenarios were provided by Barker and Associates.

The objective of this exercise is to quantify the performance of the road network, identify constraints, and
then present possible mitigation measures with high-level cost estimates (see Section 4.7).

Stantec used the updated network 2048 (discussed in Section 3) and added localized network
improvements to support the level of intensification added to the demographic input. This support includes
adding more road network as well as adding zone connectors to load the trips to/from a zone onto a wider
area of the network to represent real-world development conditions.

While it had been intended that the results reported in the previous section would form the base for
comparison of the four development scenarios, the 2048 model land use (adjusted to reflect 2023) was
considered out-of-date and quite different to the newly formed spatial scenarios. Therefore, a new base for
comparison needed to be identified.

In agreement with the Client, the Intensification scenario was selected as the Base to evaluate the other
three scenarios, as this scenario accounts for overall intensification of land use planned for Hastings and
Napier. In this report, this scenario is also referred to as the Intensification Base to differentiate it from the
Base Case scenarios discussed previously in Section 3. These four scenarios and the modelling results
associated with them are detailed in the subsequent sections, with the Intensification scenario being
discussed first, followed by Ahuriri, Flaxmere and Napier South in turn.

4.2 The Intensification Scenario

The Intensification scenario accounts for overall land use intensification in Hastings and Napier. There are
more dwellings, workers, and jobs in the intensification scenario compared with the Base Case, as shown in
Figure 4-1, with the definition of each variable being shown in Table 3-1.

Base Case verses Intensification, Total Land Use
80000
70000
60000
50000
40000
30000
20000

10000

Households Dependents Blue Collar White Collar Blue Collar Jobs White Collar Jobs Retail Jobs Education Jobs
Workers Workers
=@ |ntensification Base Case

Figure 4-1 Total Land Use Input, Base Case verses Intensification Scenarios, 2048
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Similar to the Base Case scenarios and as expected, the modelling results (illustrated in Figure 4-2) show
that the road network in Hastings and Napier is busier in the evening peak period (PMP in the figure) than
the interpeak period (INP in the figure).

Several main road corridors, i.e. SH50, SH51/Taradale Rd, SH51/Karamu Rd, Kennedy Rd, Meeanee Rd,
Pakowhai Rd and Omahu Rd, are forecast to perform at LOS E/F in the evening peak periods (Figure 4-2).

. LOSF -\ . LOSF
@® ose £ @ Lose
Los D LOS D
Losc Losc

— | OS E/F — | OS E/F
—$LOS D

Losc

——LOSD
Losc

\
Figure 4-2 Intensification, Roads and Intersections LOS, INP (Left-Hand) and PMP (Right-Hand)

Furthermore, several intersections are forecast to perform at LOS E and F. These intersections are listed in
Table 4-1. Note that some of these intersections have relatively low turning volumes, as noted in the table.

Table 4-1 Intensification, Intersection LOS, INP and PMP

INTERSECTION INTERSECTION INTERPEAK _Em
DELAY DELAY
- (MINUT - B (viNUTIES

St Aubryn St W, King St Hastings  Hastings Priority 0.40 C

Williams St, Glenhope St Mahora Hastings Priority 0.62 E 0.36 €

Southampton St W, Lascelles St St Leonards Hastings Priority 0.95 _ * 0.43 D *

SH51, St George Rd Waipatu Hastings Priority 0.4 C 0.71 E 60 Right Turners
Haumoana Rd, Parkhill Rd Haumoana Hastings Priority 0.34 C 0.69 E

Pakowhai Rd, Brookfields Rd Pakowhai Hastings Priority 0.29 € 0.75 = 32Right Turners
SH51, Bennett Rd Waipatu  Hastings Priority 0.43 D 0.61 E 40 Right Turners
SH51, Kenilworth Rd Hastings  Hastings Priority 0.35 C 0.64 E ORight Turners
Omahu Rd, Kirkwood Rd Twyford  Hastings Priority 0.49 D 0.77 E

Flaxmere Ave, Kirkwood Rd Flaxmere Hastings Priority 0.52 D 0.81 E

Omahu Rd, Stoneycroft St Hastings  Hastings Priority 12 _ ORight Turners 1.20 _ ORight Turners
Prebensen Dr, Tamatea Dr Poraiti Napier Priority 0.52 D 0.61 E

SH2, Meeanee Quay Westshore Napier Priority 0.35 C 1.25 _

Church Rd, Tironui Dr Taradale  Napier Priority 113 _ * 1.29 _ *
Taradale Rd, Coventry Ave Tamatea  Napier Priority 0.47 D 0.88 _

Taradale Rd, Exeter Cres Pirimai Napier Priority 0.55 D 1.03 _ ORight Turners
Taradale Rd, Niven St Pirimai Napier Priority 0.81 E 0.95 _

Prebensen Dr, Austin St Onekawa Napier Priority 0.33 € 0.98 _

This “Intensification Base” is the scenario against which the three alternative land use scenarios will be
compared in terms of impact on the road network.
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4.3 The Ahuriri verses Intensification Scenarios

The difference in land use input between the Ahuriri and Intensification scenarios is shown in Figure 4-3,
showing only the two variables of households (HH) and blue collar jobs (BEMP) as a proxy for population
and employment figures. Compared with the Intensification scenario, more jobs were added in Ahuriri/Bay
View area and more dwellings were added in several areas in Hastings and Napier. Jobs and dwellings
were also removed from several areas as shown in the figure. The change in land use is provided to show
context for the change in traffic flows and road network performance, which is the objective of this project.

AHURIRI MINUS INTENSIFICATION

HH+1600, BEMP+2400

+

a

l Napuer
HH+160
SH 51

.
Clive

HH 60, BEMP-1600
Haumoana

HH-770, BEMP-800 l‘%‘
HH+250
North
HH 145 .

SH2 HH&EOO

Figure 4-3 Land Use Input, Ahuriri minus Intensification Scenarios, 2048

To check whether the scenario results are sensible, the flow from the Ahuriri scenario was compared with
the Intensification scenario, focusing on the busier evening peak period. The difference in traffic flows (i.e.,
the Ahuriri minus Intensification Base scenarios) is shown in Figure 4-4, with shades of red indicating higher
flows in the Ahuriri scenario compared to the Intensification Base, and blue shades indicating higher flows in
the Intensification Base.
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Figure 4-4 Plot of Difference in Flow, Ahuriri minus Intensification, PMP

As about 1,600 dwellings and 2,400 jobs are added in Ahuriri (Figure 4-3), traffic flows to/from Ahuriri
increases, as shown by the shades of red in Figure 4-4. Compared with the Intensification Base,
approximately 1,600 jobs were taken from Flaxmere (Hastings) and about 1,300 dwellings were removed
from Meeanee (Napier). This has resulted in lower traffic flow in the Ahuriri scenario compared to the
Intensification Base. The change in traffic flows is therefore as expected, aligning with the change in input
land use.

The level of service on roads and at intersections, for the evening peak period, can be seen in Figure 4-5,
with the Intensification Base being shown on the left-hand side and the Ahuriri scenario on the right-hand
side.
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Figure 4-5 Intensification (Left-Hand) vs. Ahuriri (Right-Hand), Roads and Intersections LOS, PMP

The results reflect the difference in flows (Figure 4-4). The higher traffic flow in Bay View in the Ahuriri
scenario has worsened the level of service on SH2, between the SH2 and SH5 intersection and Prebensen
Dr to LOS E/F. It also worsened the performance of several intersections to LOS E and F. These
intersections are listed in the tables below with the evening peak results being shown first (Table 4-2). The
table summarizes all intersections that perform at LOS E or F in at least one of the two scenarios compared.

The performance of seven intersections is worsened to LOS E/F in the evening peak period compared to the
Intensification Base. These intersections are flagged (‘FL’ in Table 4-2), noting that a few of them have
relatively low turning volumes from the minor arm. Poor performing intersections are “flagged” for
investigation into potential mitigation measures if the level of service in the spatial scenario being assessed
worsens and is either LOS E or F. No assessment has been considered if an intersection already performs
poorly in the Intensification Base.

The intersection between between SH2 and Meeanee Quay is flagged despite having the same LOS F as
the Intensification Base due to the substantial increase in delay. However, further checking shows that this
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intersection was upgraded to a roundabout in 2018. Despite having been improved, it was not included in
the 2018 network nor identified in the intersection improvements that were provided. The mitigation measure
take this upgrade into account.

The performance of five intersections is worsened to LOS E/F in the interpeak peak period compared to the
Intensification Base. These intersections are flagged in Table 4-3, noting that all of them perform poorly in
the evening peak period as well.

Table 4-2 Intensification verses Ahuriri, Intersection LOS, PMP

INTERSECTION
INTERSECTION DELAY
(MlNU ar (MINUTE -
.69

Haumoana Rd, Parkhill Rd Haumoana Hastlngs Priority E

Omahu Rd, Kirkwood Rd Twyford  Hastings  Priority 0 77 E 0 87

SH51, St George Rd Waipatu  Hastings Priority 0.71 B 0.69 E

SH51, Bennett Rd Waipatu  Hastings Priority 0.61 E 0.61 E

Flaxmere Ave, Kirkwood Rd Flaxmere Hastings  Priority 0.81 E 0.64 E

Omahu Rd, Stoneycroft St Hastings  Hastings  Priority 1.20 _ 1.20 _

SH2, Villers St BayView Napier  Priority 0.22 B 0.73 e [ 26 Right Turners
SH2, McHardy St Bay View Napier  Priority 0.35 c 0.68 . |

SH2, New Rd Bay View Napier Priority 0.22 B 0.67 E -

SH2, Onehunga Rd Bay View Napier Priority 0.22 B 0.77 E -ORightTurners
Taradale Rd, Coventry Ave Tamatea  Napier Priority 0.88 - 117 -

Taradale Rd, Riverbend Rd Onekawa Napier Priority 0.56 D 0.65 E -36 Right Turners
Taradale Rd, Exeter Cres Pirimai Napier Priority 103 _ 1.20 _

Taradale Rd, Niven St Pirimai Napier Priority 0.95 _ 140 _

Church Rd, Tironui Dr Taradale  Napier Priority 129 - 1.66 -

SH2, Petane Rd Bay View Napier Priority 0.22 B 0.93 --

SH2, Meeanee Quay Westshore Napier Priority 125 _ 8.52 _- Flagged due to increase in delay
Prebensen Dr, Austin St Onekawa Napier Priority 0.98 _ 141 -

Table 4-3 Intensification verses Ahuriri, Intersection LOS, INP

INTERSECTION

INTERSECTION TYPE
- B (MiNU
Omahu Rd, Stoneycroft St Hastings Hastings  Priority 1.20
Williams St, Glenhope St Mahora Hastings  Priority 0.62
Southampton St W, Lascelles St St Leonards Hastings  Priority 0.95
SH2, McHardy St Bay View Napier Priority 0.28
SH2, Villers St Bay View Napier Priority 0.17
Taradale Rd, Exeter Cres Pirimai Napier Priority 0.55 ORight Turners

Taradale Rd, Niven St Pirimai Napier Priority 0.81 0.92
Church Rd, Tironui Dr Taradale Napier  Priority 1.13 - 141
SH2, Meeanee Quay Westshore Napier Priority 0.35 C 2.50

4.4 The Flaxmere verses Intensification Scenarios

Compared with the Intensification scenario, substantial numbers of jobs and dwellings are added into the
Flaxmere area, reducing jobs and dwellings from other areas in Hastings and Napier, as shown in Figure
4-6.
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Figure 4-6 Land Use Input, Flaxmere minus Intensification Scenarios, 2048

The modelled traffic flows from the Flaxmere scenario were compared with flows from the Intensification
Base. The difference in traffic flow in the evening peak period is shown in Figure 4-7, again with the red
shades indicating higher flow in the Flaxmere scenario compared to the Intensification Base, and blue
meaning higher flows in the Intensification Base.

Figure 4-7 Plot of Difference in Flow, Flaxmere minus Intensification, PMP
As more than 2,000 dwellings and jobs are added into Flaxmere in this scenario compared with the

Intensification scenario, more traffic could be observed in the area, as shown by the red shades in Figure
4-7. The change in traffic flows therefore aligns with expectations based on the change in input land use.
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The level of service on roads and at intersections in the evening peak period can be seen in Table 4-4, with
the Intensification base being shown on the left-hand side and the Flaxmere scenario on the right-hand side.

. LOS F
@ Lose

@ LosD
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— | OSE/F
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Figure 4-8 Intensification (Left-Hand) vs. Flaxmere (Right-Hand), Roads and Intersections LOS, PMP

The added dwellings and jobs in Flaxmere result in the increase in traffic flows in the area, worsening the
level of service on Flaxmere Ave and Maraekakaho Rd to LOS E/F. It should be noted however that there is
no development master plan and thus, loading the development onto the network has been necessarily
simplistic. This resulted in worsened level of service on some road sections close to zone connectors. This
worsened LOS around point zone loading locations is a modelling issue rather than a real-world outcome, as
in reality, trips would load onto the road network over a slightly wider area.

The performance of two intersections is worsened to LOS E/F in the interpeak and evening peak periods, as
shown in Table 4-4 for the evening peak and Table 4-5 for the interpeak.

Table 4-4 Intensification verses Flaxmere, Intersection LOS, PMP

INTENSIFICATION FLAXMERE
INTERSECTION INTERSECTION |0 v DELAY
TYPE Los
- - -t i (MINUTERS B (MiNUTERS Ei - -

Haumoana Rd, Parkhill Rd Haumoana Hastings  Priority 0.69 E 0.68 E

Longlands Rd, Railway Rd South Longlands Hastings  Priority 0.32 C 0.72 E

Omahu Rd, Kirkwood Rd Twyford  Hastings  Priority 0.77 E 0.71 E

SH51, St George Rd Waipatu  Hastings  Priority 0.71 B 0.70 H

Flaxmere Ave, Kirkwood Rd Flaxmere Hastings  Priority 0.81 B 0.71 E

Omahu Rd, Stoneycroft St Hastings  Hastings  Priority 1.20 - 1.20 -

Stock Rd, Equistrian Ln Bridge Pa Hastings  Priority 0.19 B 1.48 -- 82 Right Turners*
Taradale Rd, Coventry Ave Tamatea  Napier Priority 0.88 - 0.91 -

Taradale Rd, Exeter Cres Pirimai Napier Priority 1.03 - 1.09 -

Taradale Rd, Niven St Pirimai  Napier Priority oos AN 133 A

Church Rd, Tironui Dr Taradale  Napier Priority 129 - 131 _

SH2, Meeanee Quay Westshore Napier Priority 125 - 116 -

Prebensen Dr, Austin St Onekawa Napier Priority 0.98 - 0.94 -
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Table 4-5 Intensification verses Flaxmere, Intersection LOS, INP

[INTENSIFICATION | FLAXMERE |

INTERSECTION

| e g e " g g gl o g
= ~ = h (MINUTIR M (MINUTIR e ~ ~

Stock Rd, Equistrian Ln Bridge Pa  Hastings  Priority 0.17 B 0.78 E -

St Aubryn St W, King St Hastings Hastings  Priority 0.60 E 0.62 H

Omahu Rd, Stoneycroft St Hastings ~ Hastings  Priority 1.20 _ 1.20 -

Southampton St W, Lascelles St St Leonards Hastings  Priority 0.95 _ 1.00 -

Taradale Rd, Niven St Pirimai Napier  Priority 0.81 E 2.04 --

Church Rd, Tironui Dr Taradale Napier  Priority 113 _ 1.10 -

4.5  The Napier South verses Intensification Scenarios

Compared with the Intensification scenario, a substantial number of jobs is added into the Whakatu area,
reducing jobs in Flaxmere and the CBD of Hastings (Figure 4-9). Furthermore, there are overall changes in
the number of dwellings in some areas in Naper and Hastings, as shown in Figure 4-9.
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Figure 4-9 Land Use Input, Napier South minus Intensification Scenarios, 2048

The difference in traffic flows between the Napier South and Intensification Base scenarios is shown in the
plot below (Figure 4-10). As a substantial number of jobs are added into the Whakatu area, more trips area
attracted into this area (shown by the red shades in the figure) from the surrounding residential areas,
including from Haverlock and Meeanee (nearby areas with added dwellings). Additionally, as a substantial
number of jobs were removed from Flaxmere, there is a decrease in traffic flows in the area (shown by the
blue shades in the figure below).
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Figure 4-10 Difference in Flow plot, Napier South minus Intensification, PMP

The level of service plots can be seen in Figure 4-11 below, with the Intensification Base being shown on the

left-hand side and the South Napier on the right-hand side.
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The level of service on Te Ara Kahikatea Road is worsened to LOS E/F. Other than this, the road level of
service is relatively similar between the two scenarios.

The performance of several intersections is worsened in the South Napier scenario compared with the
Intensification Base. These intersections where the level of service changes from an acceptable level (up to

LOS D) to unacceptable (E or F) are flagged (FL) in Table 4-6 and Table 4-7 below, for the evening peak
and interpeak in turn.

Table 4-6 Intensification verses Napier South, Intersection LOS, PMP

[ — [ INTENSIFICATION | 'SOUTH NAPIER
INTERSECTION ot FEVY
~ ~ £ - (MINU e (MINUTE v -

SHs1, Kenilworth Rd Hastings  Hastings Priority E

Haumoana Rd, Parkhill Rd Haumoana Hastings Priority 069 E 076

Pakowhai Rd, Brookfields Rd Pakowhai Hastings  Priority 075 E 091 _-

Omahu Rd, Kirkwood Rd Twyford  Hastings  Priority 077 E 081 E

SH1, St George Rd Waipatu  Hastings  Priority 071 E 083 E

SH51, Bennett Rd Waipatu  Hastings  Priority 0.61 E 0.62 E

Flaxmere Ave, Kirkwood Rd Flaxmere Hastings Priority 081 E 065 E

Omahu Rd, Stoneycroft St Hastings  Hastings  Priority 120 AN 120 ERN

Taradale Rd, Coventry Ave Tamatea  Napier  Priority oss BN o093 AN

SH51, Awatoto Rd TeAwa  Napier Priority 0.50 D 0.62 € B it coded as priority but in reality roundabout (recent change)
Taradale Rd, Riverbend Rd Onekawa Napier  Priority 0.56 D 0.64 £ BB Fagged in Ahuriri Scenario (slightly higher delay there)
Brookfields Rd, Sandy Rd Meeanee Napier | Priority 056 D 074 3

Taradale Rd, Exeter Cres Pirimai  Napier  Priority 103 AN 106 NERN

Taradale Rd, Niven St Pirimai  Napier Priority oos RN 114 DA

Church Rd, Tironui Dr Taradale  Napier | Priority 129 RN 150 AR

SH2, Meeanee Quay Westshore Napier | Priority 125 RN 114 R

Prebensen Dr, Austin St Onekawa Napier | Priority 098 [NERN o093 AN

Table 4-7 Intensification verses Napier South, Intersection LOS, INP

INTENSIFICATIDN SOUTH NAPIER
INTERSECTION INTERSECTION LAY
TYPE NOTE
(MINU - E (MINUTERS mm—
0.60 D

St Aubryn St W, King St Hastlngs Hastings  Priority 053

Omahu Rd, Stoneycroft St Hastings  Hastings Priority 1.20 1.20

Williams St, Glenhope St Mahora  Hastings Priority 0.62 0.56 D

Southampton St W, Lascelles St St Leonards Hastings  Priority 0.95 - oss RN

Taradale Rd, Exeter Cres Pirimai Napier  Priority 055 053 D

Taradale Rd, Niven St Pirimai Napier  Priority 0.81 096 |INERN I - 2cccd in Flaxmere Scenario (slightly higher delay there)
Church Rd, Tironui Dr Taradale  Napier  Priority 113 - 144 R

The performance of one and four intersections are worsened in the interpeak and evening peak periods in
turn. Note that similar to the Ahuriri scenario, the intersection between SH51 and Awatoto Road is again
flagged in this scenario. As discussed in Section 4.3, this intersection has not been updated from a priority in
the model to the recently constructed roundabout. The mitigation measures have taken this upgrade into
consideration.

4.6 Vehicle Emissions Prediction Model

As part of this project, the model has been upgraded to include a module to compute vehicle emissions
based on rates provided by the Vehicle Emissions Prediction Model (VEPM). VEPM is is an average speed
model developed by NZ Transport Agency Waka Kotahi for the New Zealand fleet under typical road, traffic
and operating conditions. VEPM provides emission rates for CO, HC, NOX CO: and particulates based on
the assumed vehicle fleet.

The emission rates from VEPM for the forecast year 2048 were used to calculate emissions produced in the
four scenarios, based on the modelled traffic flows and speeds, and network information.

The results show that compared to the Intensification Base, car emissions increase only marginally, between
0.8% and 2.3% depending on the type of emissions, periods and scenarios. Emissions associated with Light
Commercial Vehicles (LCVs) and Heavy Commercial Vehicles (HCVs) changes between -5.3% and 1.6%
compared with the Intensification Base.

Results of selected emissions, i.e., CO2-e (in grams), NOx (in grams) and PM2.5 (also in grams), for cars,
LCVs and HCVs can be seen in the figure below and more detailed results can be found in Table 4-8.
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Figure 4-12 COz-e, NOx and PM2.5, Four Spatial Scenarios
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Table 4-8 Emissions, Four Scenarios, INP and PMP

| |  HE  INTENSIFICATION AHURIRI vs INT FLAXMERE vs INT | NAPIER SOUTH vs INT

INP PMP INP PMP INP PMP INP PMP
36,685 43,259 1.6% 1.0% 2.2% 1.0% 1.3% 1.2%
22,430,767 26,340,863 1.8% 1.4% 2.0% 0.9% 1.2% 1.2%
646 760 1.9% 1.4% 2.0% 0.9% 1.2% 1.3%
13,479 15,843 1.7% 1.3% 2.1% 0.9% 1.2% 1.2%
3,155 3,714 1.6% 1.1% 2.1% 0.9% 1.2% 1.2%

19 229 1.5% 1.7% 1.5% 0.9% 1.0% 1.3%

4,906 5,727 2.0% 2.3% 1.7% 0.8% 1.0% 1.4%
9,069 10,651 1.8% 1.4% 2.0% 0.9% 1.1% 1.2%
3,452 3,422 1.3% 0.1% -0.2% -0.1% 0.5% 0.3%
2,124,475 2,126,824 1.3% 0.3% -0.4% -0.3% 0.0% -0.1%
61 61 1.6% 0.0% 0.0% 0.0% 0.0% 0.0%

1,274 1,272 1.3% 0.2% -0.3% -0.2% 0.2% 0.0%

298 29 1.3% 0.3% -0.3% 0.0% 0.3% 0.3%

19 19 0.0% 0.0% -5.3% 0.0% 0.0% 0.0%

471 479 1.1% 0.4% -0.8% -0.6% -0.8% -0.8%

859 860 1.4% 0.2% -0.3% -0.2% 0.0% -0.1%

4,099 4,660 1.0% -0.4% -0.7% -0.5% -1.3% -1.4%
13,389,709 15,157,682 1.2% -0.3% -0.4% -0.2% -1.0% -1.1%
600 684 0.8% -0.4% -0.8% -0.6% -1.7% -1.6%

7,746 8,955 0.1% -0.5% -1.7% -1.2% -2.9% -2.8%

780 902 0.1% -0.6% -1.7% -1.2% -2.8% -2.8%

278 317 1.1% -0.6% -0.4% -0.6% -1.1% -1.6%

1,475 1,688 0.9% -0.1% -0.8% -0.5% -1.9% -1.8%
4,958 5,612 1.2% -0.4% -0.4% -0.2% -1.0% -1.1%

4.7  Summary of Spatial Scenarios and Mitigation
Measures
4.7.1 Summary of Outputs

The modelling results of the Intensification Base have identified road corridors that perform poorly (LOS
E/F). These roads are: SH50, SH51/Taradale Rd, SH51/Karamu Rd, Kennedy Rd, Meeanee Rd, Pakowhai
Rd, and Omahu Rd.

The performance of a few road corridors is worsened to LOS E/F in the three spatial scenarios compared
with the Intensification Base. These are:

e  Ahuriri Scenario: SH2, between the SH2 and SH5 intersection and Presbensen Dr
e Flaxmere Scenario: Flaxmere Ave and Maraekakaho Rd
e Napier South Scenario: Te Ara Kahikatea Road

A total of 15 intersections were flagged in the three spatial scenarios as their performance is predicted to
worsen to LOS E/F compared with the Intensification Base. These intersections are listed in Table 4-9
below, with X’ indicating whether the intersection is flagged in the scenarios. It is noted that an intersection
already forecast to perform at LOS E or LOS F in the Intensification Base, with no change in the level of
service in the spatial scenario, is not identified for further investigation.
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Table 4-9 List of Flagged Intersections for Mitigation Assessment

1 SH2, Onehunga Rd X

2 SH2, New Rd X

3 SH2, McHardy St X

4 SH2, Petane Rd X

5 SH2, Villers St X

6 Taradale Rd, Exeter Cres X

7 Taradale Rd, Niven St X X X
8 Taradale Rd, Riverbend Rd X X

9 SH2, Meeanee Quay X

10 Stock Rd, Equistrian Ln X
11 Longlands Rd, Railway Rd South X
12 Omahu Rd, Kirkwood Rd X

13 Pakowhai Rd, Brookfields Rd X

14 SH51, Awatoto Rd X

15 Brookfields Rd, Sandy Rd X

4.7.2 Discussion

The three spatial scenarios evaluated against the Intensification Scenario have a significant amount of
development, with a substantial number of jobs and dwellings added into several areas. However, master
plans for these areas are not available at this early stage in the planning process and thus, judgement was
required in terms of the local road network to support these developments. This resulted in worsened level
of service on some road sections close to zone connectors with added demographic input. This worsened
level of service around point zone loading locations is a modelling issue rather than a real-world outcome, as
in reality, trips would load onto the road network over a slightly wider area.

Furthermore, the model is primarily vehicle based. Therefore no active travel and public transport
interventions and responses have been evaluated. This provides the worst-case traffic scenarios as
potential for mode shift to active transport and / or public transport, which would reduce vehicle trips and
vehicle kilometres travelled (VKT), has not been accounted for in the model.

Therefore, the mitigation measures would focus on the intersection assessments, considering that:

1) National roads are within the jurisdiction of NZ Transport Agency Waka Kotahi (NZTA).

2) Worsened level of service on local roads are likely a modelling anomaly associated with how trips are
loaded from zones to the road network, and that appropriate local infrastructure will be built to support
the development.

3) As the model is limited to reflecting only vehicle trips, it shows the most congested situation. It does not
take into account any interventions that aim to encourage the shift in transport mode from car to public
transport, bicycle and walking.

The results of the mitigation assessment have been reported to the Client in Stantec Technical Note entitled
‘Heretaunga UDS Mitigations Review Technical Note 001’ sent on 6 May 2024. This Technical Note is
attached in Appendix 1, and the key outputs are summarised below.

4.7.3 Summary of Mitigation Measures

A high-level analysis of intersections identified to support a strategic evaluation of impacts to the road
transport network resulting from a future development strategy for Napier and Hastings has been
undertaken and reported in the Stantec technical note. The analysis involved a mitigations review of
identified intersections based on the identification of Level of Service (LOS) reduction, and the identification
of the safety performance of the intersection.

The table below illustrates the identified intersections and recommended mitigation measures to consider for
further investigation.
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Mitigations offered for consideration were priced based on a rudimentary budget range for low to high-cost
standard safety interventions that NZTA developed for their Standard Safety Intervention Toolkit published in
2021.

The proposed mitigation measures and high-level cost estimates are shown in Table 4-10 and Table 4-11 in
turn, with Table 4-11 also showing the cost range (in thousand). Note that there are no costs included for the
intersections between SH2 and Meeanee Quay and between SH51 and Awatoto Rd, as they have already
been upgraded to roundabouts (but are included in the model as priority intersections).

The highest intervention costs are associated with the Ahuriri Scenario (in the range of about $2.5M to

$17M), followed by the Napier South Scenario (in the range of about $1.5M to $10.1M), and the Flaxmere
scenario (in the range of about $1.2M to $8.5M).

Table 4-10 Summary of Mitigation Measures and Rough Order Cost Range (Source: Technical Note

Attached)
N R
Intersection Mitigation
Cost Range ($)

1 SH2, Onehunga Rd Signs and Markings Renewal Up to 50K
2 SH2, New Rd Channelised Right Turn Bay 200K — 500K
3 SH2, McHardy St Signs and Markings Renewal Up to 50K
4 SH2, Petane Rd Roundabout 500K —6M
5 SH2, Villers St Signs and Markings Renewal Up to 50K
6 Taradale Rd, Exeter Cres Signs and Markings Renewal Up to 50K
7 Taradale Rd, Niven St Traffic Signal Intersection 500K —2M
8 Taradale Rd, Riverbend Rd Traffic Signal Intersection 500K —2M
9 SH2, Meeanee Quay No change N/A

10 Stock Rd, Equistrian Ln Channelised Right Turn Bay 200K — 500K
11 Longlands Rd, Railway Rd South Roundabout 500K — 6M
12 Omahu Rd, Kirkwood Rd Roundabout 500K —6M

Safety maintenance and low-cost
13 Pakowhai Rd, Brookfields Rd physical interventions / speed and 50K — 100K
hazard awareness measures
14 SH51, Awatoto Rd No change N/A
15 Brookfields Rd, Sandy Rd Roundabout 500K — 6M

Table 4-11 Summary of Cost Estimates (in Thousand) (Source: Technical Note Attached)

" Ahuriri | NapierSouth | Flaxmere |

1 SH2, Onehunga Rd 50 50
2 SH2, New Rd 200 500
3 SH2, McHardy St 50 50
4 SH2, Petane Rd 500 6,000
5 SH2, Villers St 50 50
6 Taradale Rd, Exeter Cres 50 50
7 Taradale Rd, Niven St 500 2,000 500 2,000 500 2,000
8 Taradale Rd, Riverbend Rd 500 2,000 500 2,000
9 SH2, Meeanee Quay 0 0
10 Stock Rd, Equistrian Ln 200 500
11 Longlands Rd, Railway Rd South 500 6,000
12 Omahu Rd, Kirkwood Rd 500 6,000
13 Pakowhai Rd, Brookfields Rd 25 100
14 SH51, Awatoto Rd 0 0
15 Brookfields Rd, Sandy Rd 500 6,000
Total 2,400 16,700 1,525 10,100 1,200 8,500
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5 Conclusions

Key findings are summarized below.

The base case modelling results show that overall, the road network in Napier and Hastings performs
relatively well, with only a few road sections performing at LOS E/F. The intersection between Omahu Rd
and Stoneycroft St is forecast to be LOS in 2023 and remain so through to 2048. However, this is a priority
intersection with a very low turning movement from Stoneycroft St to Omahu Rd.

With four-laning of SH2, four additional intersections perform at LOS E/F compared to the base case
scenario. These intersections tend to be located closer to the SH2, where the capacity has been increased.
Itis likely that the additional traffic on the widened corridor is increasing delays on some side roads of
priority intersections, noting this may not (or may) effect many vehicles.

In terms of level of service on roads with four-laning of SH2, the results seem to suggest worse overall
network performance with the four-laning in place. This seems rather counter intuitive. Further investigations
show that additional lanes (implying additional road capacity) on SH2 is not captured in the level of service
calculation in the model. The level of service on roads is calculated in the model by using assigned speed
and flows only. This means that although traffic flow on a road increases, flow per lane may decrease due to
an additional lane. In this situation Vehicle-to-Capacity Ratios (VCR) might be a more appropriate measure
on how well the network performs with and without four-laning in place. The VCR results show that the
performance of SH2 is improved with four-laning, as the VCRs decrease and assigned speeds increase,
suggesting a better road condition. The performance (VCR) of few road sections (Evenden Road and
Kennedy Road) has worsened with the four laning, noting that these are roads that feed into SH2.

The three spatial scenarios were evaluated against the Intensification scenario. Intersections that are
worsened to LOS E/F compared to the Intensification scenario were flagged and mitigation measures were
formulated for each of these intersections. The results show that the highest intervention costs are
associated with the Ahuriri Scenario (in the range of about $2.5M to $17M), followed by the Napier South
Scenario (in the range of about $1.5M to $10.1M), and the Flaxmere scenario (in the range of about $1.2M
to $8.5M). Mitigations offered for consideration were priced based on a rudimentary budget range for low to
high-cost standard safety interventions that NZTA developed for their Standard Safety Intervention Toolkit
published in 2021.
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To: Hastings District Council Attention: Mark A Clews
Napier-Hastings Urban Environment Future

Project: Development Strategy — Transportation Network Project No: 310205717
Impact Assessment

From: Diana Kusumastuti Date: 6 May 2024

Revision Schedule

Revision = Date Description Prepared Quality Independent = Project Manager
No. by Reviewer Reviewer Final Approval
0 6 May Heretaunga UDS S Lloyd H Poulsen J Ballantyne V Powell
2024 Mitigations
Review Technical
Note 001

1. Introduction and Background

This Technical Note summarises a high level analysis of identified intersections and road corridors to support a strategic
evaluation of impacts to the road transport network resulting from the application of a future development strategy for
Napier and Hastings.

Four development scenarios were modelled by Stantec. These were:

Intensification Scenario
Ahuriri Scenario
Flaxmere Scenario
South Napier Scenario

PO E

The intensification scenario considers an updated ‘base case’ of development capacity that takes into account a
development intensification plan in Hastings and Napier..

The Ahuriri scenario commits increased household (HH) and employment (EMP) loading to Napier and Hastings, with the
majority of loading being applied to the north of Napier, in the Ahuriri / Bay View area. Roughly the same amount of HH
and EMP are removed from the base case at identified locations within Napier Hastings.

The Flaxmere scenario commits increased household (HH) and employment (EMP) loading to the Flaxmere area of
Hastings. In this scenario there is a greater reduction in households compared to the number that are being added to the
Flaxmere area (approximately 400 reduction).

The South Napier scenario concentrates on employment reallocation within the Hastings area, with increased employment
identified at Mangateretere and Irongate. Comparable employment numbers are reduced in Flaxmere and Mahora
neighbourhoods.

Detailed information on the assessment methodology and results of the modelled effects for the scenarios can be found in
the Stantec Report entitled ‘Napier-Hastings Urban Environment Future Development Strategy — Transportation Network
Impact Assessment’ (Forthcoming)..
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The sites identified for review are illustrated in Figure 1 and colour coded to their respective scenario.
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Figure 1 Site location plan
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2. Summary of Modelling

The modelling of the four scenarios utilized Council’s existing strategic transport model, updated in 2020 and documented
in the report ‘Hawkes Bay Transport Study CUBE Modelling, 2018 Model Update’ by GHD. These scenarios were for the
forecast year of 2048 and the land use associated with these scenarios were provided by Barker and Associates. Stantec
updated the network for the forecast year in agreement with the Client to reflect the future network upgrades planned for
Hastings and Napier. More localized network support was added into the model network to support the level of
intensification in several areas.

In agreement with the Client, the Intensification scenario was selected as the base scenario and it is used to identify the
changes in the level of service associated with Ahuriri, Flaxmere, and South Napier scenarios. When the level of service
on an intersection in one of these scenarios is worsened to level of service (LOS) E/F compared to the Intensification base,
this intersection is flagged for mitigation assessment. These intersections can be seen in Figure 1.

The AM peak model has not been used for the purpose of this study as the model is producing unstable results that are
considered unsuitable to base intersection mitigation analysis upon. Therefore, in agreement with the Client, only the
interpeak and PM peak models of the network have been developed and evaluated.

The modelling results also identify several roads with worsened level of service. For instance, in Ahuriri scenario, the
performance of SH2, between the SH2 and SH5 intersection and Prebensen Dr is worsened to LOS E/F. These roads are
reported in the forthcoming Stantec Report. It should be noted that several main roads in the base Intensification network
already perform at LOS E/F, such as SH2 between Pakowhai Roundabout and Meeanee Rd. Only few additional roads,
typically local roads, are worsened compared to the base. Jobs/dwellings were added into several areas in the three
scenarios. However, master plans for these areas (for the year 2048) are not available and thus, there is no guidance on
how these developments would link to the network. This results in worsened LOS on some road sections, closer to zone
connectors that load trips to/from zones with added demographic input. This worsened LOS around point zone loading
locations is a modelling issue rather than a real-world outcome, as in reality, trips would load onto the road network over a
slightly wider area. Furthermore, the models used in the analysis are vehicle based only. No active travel and public
transport interventions and responses have been evaluated. This provides the worst-case traffic scenarios as potential for
mode shift to active transport and / or public transport, which would reduce vehicle trips and vehicle kilometres travelled
(VKT), has not been accounted for in the model.

Therefore, the focus of this report is on the intersection assessments, considering that:

1) National roads are within the jurisdiction of NZ Transport Agency Waka Kotahi (NZTA)

2) Worsened local roads are associated with how trips are loaded from zones to road network (which depends on a
development master plan)

3) Asthe model is limited to reflecting only vehicle trips, it shows the most congested situation. It does not take into
account any interventions that aim to encourage the shift in transport mode from car to public transport, bicycle
and walking.

3. Intersections Mitigation Review

3.1 Methodology of mitigation review

The selection of an appropriate intersection treatment in any given situation is complex because it involves considerations
of safety, operational performance and/or other factors. The development of the safest feasible treatment that also
provides an acceptable level of mobility is crucial in all situations. The relative safety and needs of all road users (including
people with disability or mobility difficulty), particularly pedestrians and cyclists, should be considered as their needs may
be a significant factor in the choice of treatment and the type of traffic control adopted. However, in the context of this
workstream the specific needs of pedestrians and cyclists, either existing or anticipated future demand, have not been
analysed or developed within the confines of the mitigation review.
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The mitigations review of the identified intersections is based on two factors:
. Identification of Level of Service (LOS) reduction, and
. Identification of the current safety performance of the intersection.

The results of the network modelling identified where deterioration of the intersection level of service occurred because of
the increased traffic volumes associated with the development scenarios. Refer to Section 2 of this technical note, and
Stantec Report Napier-Hastings Urban Environment Future Development Strategy — Transportation Network Impact
Assessment (Forthcoming), for information relating to the derivation of the intersections adversely affected by the
development scenarios.

In keeping with the high-level nature of this project task, a rudimentary review of the crash characteristics of the identified
intersections has been undertaken to identify the level of crash risk that is present and confirmation that, on safety grounds
alone, an improvement to the intersection may be considered. This has been applied only to intersections within the model
study area that were identified in the operational analysis as requiring capacity mitigations.

The safety analysis of the intersections has been undertaken by calculating the estimated collective and personal safety
risks to identify the high-risk intersections. Factors such as intersection type, speed environment, and average annual
daily traffic flows (AADT sourced from Mobile Road), and injury crash movement types have been used to help define the
risk profiles. Collective risk is measured as the total number of fatal and serious crashes per intersection in a crash period,
and Personal risk is the risk of death or serious injuries to each vehicle entering the intersection. Using the collective and
personal risk levels a treatment philosophy strategy figure illustrated below has been used for guidance on the appropriate
treatment type for each intersection.

COLLECTIVE RISK

- LOW-MED HIGH

HIGH SAFETY MANAGEMENT
Speed management, SAFE SYSTEM
hazard awareness raising, TRANSFORMATION WORKS
Innovations - inteligent Larger cost infrastructure
sign technology and warks that are lkely to
lower cost intersection involve a change to the
improvements such as form of intersection, such
minor kerb realignment, as a roundabout, signalised
surfacing improvements roundabout or grade
and pedestrian refuges separation.
a
|
o=
2
g
— SAFER INTERSECTIONS
Medium cost intersection
improvements eg. right turn
LOW SAFETY bays, visibility improvements,
TO MAINTENANCE signal upgrades, partial cross-
oad stagger Mass action
MED treatments including passively

safe roadside squipment and
coloured surfacing to cycleways

Figure 2 Intersection treatment: Safety improvement strategy (source: NZTA High-risk intersection guide)

An initial indication of the suitability of a particular intersection form and traffic control may be derived using Table 1 below.
The table is based on a general appreciation of the need to provide a satisfactory level of safety and mobility on arterial
roads. The needs of all road users should be taken into account when selecting traffic control, as for example,
roundabouts may be considered generally safer intersection forms than other at-grade intersections for motor vehicle
occupants, however they do not offer the same degree of benefits for cyclists and motorcyclists.
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Table 1 Svitability of types of traffic control (Source: Austroads AGTMé)

Collector and local

Road type Primary arterial  Secondary arterial crossing road Local street
Roundabouts

Primary arterial A A X X
Secondary arterial A A A X
Collector & local crossing road X A A (0]
Local street X X (0] (0]
Traffic signals

Primary arterial O (0] (0] X
Secondary arterial (o] (0] (0] X
Collector & local crossing road O (6] X X
Local street X X X X
Stop signs or give way signs

Primary arterial urban/(rural) X/(X) X/(O) A A
Secondary arterial urban/(rural) X/(O) X/(O) A A
Collector & local crossing road A A A A
Local street A A A A

A = Most likely to be an appropriate treatment
O = May be an appropriate treatment
X = Usually an inappropriate treatment.

Based on the outcomes of the analysis a recommended intervention is offered for consideration, with an assumed low to
high cost range provided for design and construction. Costings have been generally aligned with the interventions budget
summary in the NZTA Standard Safety Intervention Toolkit published in 2021.

3.2 Intersection 1 - SH2 / Onehunga Rd

This intersection is a priority crossroads under give way control for the Onehunga Rd approach and stop control for the
Fannin St approach. The One Network Road Classification (ONRC) for the roads is Regional State Highway for SH2,
Secondary Collector for Fannin St, and Access for Onehunga Rd. The estimated Annual Average Daily Traffic Volumes
(AADT) for the roads are 12,885 for SH2, 596 vehicles for Fannin St, and 187 vehicles for Onehunga Rd. The state
highway operates under a 70km/h speed limit and the minor roads operate under a 50km/h speed limit This intersection
was identified during the modelling of the Ahuriri development scenario as an intersection that warranted review and
possible intervention.
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Figure 3 Aerial image of intersection location

3.2.1 Modelling outcome

The modelling analysis indicates the operation of the intersection will deteriorate from a LOS B to a LOS E. There are
significant delays anticipated for right turn movements out of the minor road at the intersection. It is anticipated that delays
of this level are likely to encourage motorists to take greater risks when turning by utilising shorter gaps in the main road
traffic stream. On the basis of this anticipated deterioration a review of the intersection to determine if interventions may
be applied to offset the negative capacity effects of potential future development has been undertaken.

3.2.2 Safety review

The table below summarises a Crash Analysis System (CAS) analysis of the intersection site for the last 10 years.

Table 2 Intersection crash analysis summary

Severity
Study Period
Non-injury = Minor = Serious = Fatal

10 years (2014-2023 incl.) 0 1 0 0

The table indicates that there are no trends in severity currently present at this location.

Table 3 summarises the intersection risk profile based on analysis of the injury crashes for the last 10 years. This assists
in determining the status of the intersection in terms of safety and identifying which intersections investigated have a
higher-than-normal risk that crashes will result in death or serious injury. This status may be used to determine
intersections for further, more detailed investigation, or assist in determining a hierarchy of intervention implementation.

Table 3 Intersection risk profile
‘ Collective Risk ‘ 0.03 ‘ Low ‘

‘ Personal Risk ‘ 135 ‘ Medium ‘

Based on a low collective risk and a medium personal risk the intersection settles into the safety maintenance / safety
management category of possible improvements. The safety maintenance category would be seen as the minimum
benchmark to apply intersection improvements, whereby the road assets such as markings and signage would be
reviewed and renewed, and raised pavement markers replaced as necessary. Providing interventions using safety
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management features could also be considered, aimed at improving site safety and operational efficiency without major
intersection form changes. As the intersection is a priority crossroads already the potential for an auxiliary lane merge
adjacent to the southbound lane would be difficult to achieve due to the right turn into Fannin St.

A rough order cost for general maintenance, signs and markings improvements would be in the order of $50K.

3.3 Intersection 2 — SH2 / New Unformed Road

This intersection has been modelled as a priority ‘T’ intersection with an extension of Quarantine Road. The state highway
has median wire rope barrier, edge barriers, and starts to develop two southbound lanes at the location of the proposed
intersection. The ONRC for the existing road is Regional State Highway for SH2. The estimated Annual Average Daily
Traffic Volumes (AADT) for SH2 is 14462. The intersection is anticipated just south of the speed transition of the state
highway from 70km/h north and 100 km/h south. This intersection was identified during the modelling of the Ahuriri
development scenario as an intersection that warranted review and possible intervention.

Figure 4 Aerial image of intersection location

3.3.1 Modelling outcome

The modelling analysis indicates the operation of the intersection will deteriorate from a LOS B to a LOS E. There are
significant delays anticipated for turn movements out of the minor road at the intersection with almost half minute delay for
right turns onto SH2 and 40 seconds delay for left turns onto SH2. It is anticipated that delays of this level are likely to
encourage motorists to take greater risks when turning by utilising shorter gaps in the main road traffic stream. On the
basis of this anticipated deterioration a review of the intersection to determine if interventions may be applied to offset the
negative capacity effects of potential future development has been undertaken.

3.3.2 Safety review
The table below summarises a CAS analysis of the intersection site for the last 10 years.
Table 4 Intersection crash analysis summary

‘ Severity
Study Period

Non-injury = Minor = Serious Fatal

‘ 10 years (2014-2023 incl.) 0 1 0 1

The fatality was the result of a vehicle colliding with a pedestrian walking along the road. There are no dedicated footpath
facilities and, at the time of the incident there were no median or edge rope barriers installed.
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Table 5 Intersection risk profile

‘ Collective Risk ‘ 0.10 ‘ Medium ‘

‘ Personal Risk ‘ 144.4 ‘ High ‘

Table 5 summarises the intersection risk profile based on analysis of the injury crashes for the last 10 years. Based on a
medium collective risk and a high personal risk the intersection settles into the safety management / safe system
transformational works category of possible improvements.

The safety management category would include application of such interventions as speed management measures,
pedestrian crossing facilities, and low cost intersection improvements such as minor kerb realignment and marking
adjustments to the implementation of larger cost infrastructure works such as installing signal control or roundabout.

Major transformational works would provide the opportunity to develop safer movement opportunities for the minor road
traffic and improve the operational efficiency however it would be expected that these forms of control would have an
impact on the state highway traffic by introducing delays on the through traffic.

A cost-effective improvement to the intersection form would be to defer the commencement of the two southbound lanes
by introducing a channelised right turn bay into the minor road and providing a merge lane of appropriate distance for the
right turns out of the minor road using a break in the median wire rope barrier.

A rough order cost to construct a channelised right turn intervention would be in the region of $200K to $500K.

3.4 Intersection 3 — SH2 / McHardy St

This intersection is a priority ‘T’ intersection under stop control for the McHardy St approach. The state highway has flush
median separating the running lanes. The ONRC for the roads is Regional State Highway for SH2, and low volume road
for McHardy St. The estimated AADT for the roads are 12,885 for SH2, and 163 vehicles on McHardy St. The state
highway operates under a 70km/h speed limit and the minor road operates under a 50km/h speed limit. This intersection
was identified during the modelling of the Ahuriri development scenario as an intersection that warranted review and
possible intervention.

Figure 5 Aerial image of intersection location
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3.4.1 Modelling outcome

The modelling analysis indicates the operation of the intersection will deteriorate from a LOS C to a LOS E. There are
significant delays anticipated for turn movements out of the minor road at the intersection with almost a minute delay for
right turns onto SH2 (compared with a delay of around 17 seconds for the 2048 base model scenario). It is anticipated that
delays of this level are likely to encourage motorists to take greater risks when turning by utilising shorter gaps in the main
road traffic stream. On the basis of this anticipated deterioration a review of the intersection to determine if interventions
may be applied to offset the negative capacity effects of potential future development has been undertaken.

3.4.2 Safety review

The table below summarises a CAS analysis of the intersection site for the last 10 years.
Table 6 Intersection crash analysis summary

Severity
Study Period
Non-injury = Minor | Serious Fatal
10 years
(2014-2023 incl.)

The minor injury crash involved a pedestrian at the petrol station adjacent to the intersection and did not occur within the
confines of the intersection or within the road reserve within 50m of the intersection.

Table 7 Intersection risk profile
Collective Risk 0.0 Low

Personal Risk 0.0 Low

As there are no injury crashes recorded within the intersection the risk profile of the intersection is low from a collective,
and personal perception. This indicates no intersection alterations are considered necessary at this intersection from a
safety perspective.

Providing a roundabout at this location would assist with the right turn movements out of McHardy St, however it is noted
that development of this kind of intervention is seldom an appropriate solution (refer Table 1) based on the road
classifications. It is recommended that the intersection have the safety maintenance suite of works applied to it and be
monitored for increased crash risk at the site in the future. Should the uplift in traffic indicate a risk increase sufficient to
change the risk strategy changes to the layout, including left in-left out may be considered.

At this stage safety maintenance measures (signs and markings renewal, raised pavement markers (RPMs) replacement
as required) is recommended. A rough order cost for this intervention would be up to $50K.

3.5 Intersection 4 — SH2 / Petane Rd

This intersection is a priority ‘T’ intersection under give way control for the Petane Rd approach. The state highway
northbound approach has a channelised left turn onto Petane Rd. The ONRC for the roads is Regional State Highway for
SH2, and Secondary Collector for Petane Rd. The estimated AADT for the roads are 12,885 for SH2, and 1,300 vehicles
on Petane Rd. The state highway operates under a 70km/h speed limit and the minor road operates under a 50km/h
speed limit. This intersection was identified during the modelling of the Ahuriri development scenario as an intersection
that warranted review and possible intervention.
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Figure 6 Aerial image of intersection location

3.5.1 Modelling outcome

The modelling analysis indicates the operation of the intersection will deteriorate from a LOS Bto a LOS F. There are
significant delays anticipated for turn movements out of the minor road at the intersection with almost a minute delay for
right turns onto SH2 (compared with a delay of around 13 seconds for the 2048 base model scenario). It is anticipated that
delays of this level are likely to encourage motorists to take greater risks when turning by utilising shorter gaps in the main
road traffic stream.

3.5.2 Safety review
The table below summarises a CAS analysis of the intersection site for the last 10 years.

Table 8 Intersection crash analysis summary

Severity
Study Period

Non-injury = Minor = Serious @ Fatal

10 years

(2014-2023 incl.)

This intersection does not have a crash record of concern, with only two recorded crashes over the last ten years.

Table 9 Intersection risk profile

Collective Risk | 0 Low

Personal Risk 0 Low
Napier-Hastings Urban Environment Future
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As there are no injury crashes recorded within the intersection the risk profile of the intersection is low from a collective,
and personal perception. This indicates no intersection alterations are considered necessary currently at this intersection
purely from a safety perspective.

The anticipated traffic flows northbound along SH2 are significant in the modelled PM peak hour period. This may be the
contributory factor to the level of delay being experienced by the right turn traffic. Providing a roundabout at this location
would likely improve right turn efficiency out of Petane Rd particularly as half of the SH2 southbound traffic is looking to
turn right into Petane Rd. This would help break up the SH2 northbound flow and provide Petane Rd traffic opportunities
to turn. The road reserve in this area appears extensive, lending confidence for the intersection to be upgraded to a
roundabout without impact to external landowners. A roundabout would be a recommended intervention to explore further
at this location.

A rough order cost for a roundabout at this location would be in the range of $500K - $6M.

3.6 Intersection 5 — SH2 / Villers St

This intersection is a priority ‘T’ intersection under stop control for the Villers St approach. The state highway northbound
approach has a flush median separating the running lanes. The ONRC for the roads is Regional State Highway for SH2,
and low volume road for Villers St. The estimated AADT for the roads are 12,885 for SH2, and 179 vehicles on Villers St.
The state highway operates under a 70km/h speed limit and the minor road operates under a 50km/h speed limit. This
intersection was identified during the modelling of the Ahuriri development scenario as an intersection that warranted
review and possible intervention.

Figure 7 Aerial image of intersection location

3.6.1 Modelling outcome

The modelling analysis indicates the operation of the intersection will deteriorate from a LOS B to a LOS E. There are
significant delays anticipated for right turn movements out of the minor road at the intersection with around 44 second
delay for turns onto SH2 (compared with a delay of around 13 seconds for the 2048 base model scenario). It is anticipated
that delays of this level are likely to encourage motorists to take greater risks when turning by utilising shorter gaps in the
main road traffic.
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3.6.2 Safety review

No crashes of any severity were recorded at the intersection. As such the collective and personal risk profile for the
intersection are going to be low. This indicates no intersection alterations are considered necessary currently at this
intersection purely from a safety perspective.

The volume of traffic anticipated along the minor road approach is very low, at less than one vehicle per minute wanting to
turn right out of Villers St. It is recommended that this intersection would be monitored and if high risk manoeuvres are
happening then further investigation into mitigation measures be undertaken.

Any intervention at this intersection should be in the order of safety maintenance measures (signs and markings renewal,
RPMs replacement as required). A rough order cost for this intervention would be up to $50K.

3.7 Intersection 6 — Taradale Rd / Exeter Cr

This intersection is a priority ‘T’ intersection under give way control for the Exeter Crescent approach. Taradale Rd (SH50)
is a four-lane dual carriageway. There is limited opportunity for traffic to turn right into Exeter Cres, without obstructing a
through lane. The ONRC for the roads is Hi-volume State Highway for Taradale Rd, and Access for Exeter Cres. The
estimated AADT for the roads are 11,644 for Taradale Rd, and 637 vehicles on Exeter Cres. Both roads operate under a
50km/h speed limit. This intersection was identified during the modelling of the Ahuriri development scenario as an
intersection that warranted review and possible intervention.

Figure 8 Aerial image of intersection location

3.7.1 Modelling outcome

The modelling analysis indicates the operation of the intersection will deteriorate from a LOS D to a LOS E. There are
significant delays anticipated for right turn movements out of the minor road at the intersection with around 50 second
delay for right turns onto Taradale Rd). It is anticipated that delays of this level are likely to encourage motorists to take
greater risks when turning by utilising shorter gaps in the main road.

3.7.2 Safety review

The table below summarises a CAS analysis of the intersection site for the last 10 years.
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Table 10 Intersection crash analysis summary

Severity
Study Period

Non-injury = Minor | Serious Fatal

10 years

(2014-2023 incl.)

Table 11 Intersection risk profile

Collective Risk = 0.04 Low Medium

Personal Risk  10.7 Medium

The risk profile indicates intervention at this intersection should be in the order of safety maintenance measures (signs and
markings renewal, RPMs replacement as required). A rough order cost for this intervention would be up to $50K.

3.8 Intersection 7 — Taradale Rd / Niven St

This intersection is a priority ‘T’ intersection under give way control for the Niven Street approach. Taradale Rd (SH50) is
a four-lane dual carriageway. There is a channelised turn bay for traffic to turn right into Niven St and a channelised left
turn into Niven St. The right turn out of Niven Street appears to be possible as a two stage movement with vehicles able to
gap seek within the median island opening. The ONRC for the roads is Hi-volume State Highway for Taradale Rd, and
Access for Exeter Cres. The estimated AADT for the roads are 11,644 for Taradale Rd, and 4,998 vehicles on Niven
Street. Both roads operate under a 50km/h speed limit. This intersection was identified during the modelling of the Ahuriri
development scenario as an intersection that warranted review and possible intervention.

Figure 9 Aerial image of intersection location
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3.8.1 Modelling outcome

The modelling analysis indicates the operation of the intersection will deteriorate from a LOS E to a LOS F. There are
significant delays anticipated for right turn movements out of the minor road at the intersection with over two minutes delay
anticipated for turns onto Taradale Rd). It is anticipated that delays of this level are likely to encourage motorists to take
greater risks when turning by utilising shorter gaps in the main road or they may turn left and look to make a u-turn at the
Taradale Rd / Exeter Cres intersection a short distance to the north.

3.8.2 Safety review
The table below summarises a CAS analysis of the intersection site for the last 10 years.
Table 12 Intersection crash analysis summary
Severity
Study Period
Non-injury | Minor = Serious @ Fatal

10 years

(2014-2023 incl.)

A couple of right turns, including one which collided with a pedestrian making a crossing, and a vehicle striking a parked
vehicle account for the minor severity crashes.

Table 13 Intersection risk profile
Collective Risk = 0.12 Medium High

Personal Risk 1.6 Medium

The risk profile indicates that medium cost or larger cost infrastructure works may be appropriate mitigations at this
intersection. The Taradale Rd corridor currently has four signalised intersections between the SH50 roundabout and
Kennedy Park. A consistent approach to intervention type would indicate installation of traffic signal control at this
intersection. This would safely cater for the right turn demand at the intersection and provide formal pedestrian crossing
facilities which would provide good connectivity to the Exeter Crescent populace and Tannery Stream paths.

A rough order cost for this intervention would be up in the region of $500K to $2M.

3.9 Intersection 8 — Taradale Rd / Riverbend Rd

This intersection is a priority ‘T’ intersection under stop control for the Riverbend Rd approach. Taradale Rd is a four-lane
dual carriageway. There is a channelised turn bay for traffic to turn right into Riverbend Rd. The ONRC for the roads is Hi-
volume State Highway for Taradale Rd, and Access for Riverbend Rd. The estimated AADT for the roads are 11,644 for
Taradale Rd, and 5,236 vehicles on Riverbend Rd. Both roads operate under a 50km/h speed limit. This intersection was
identified during the modelling of the Ahuriri, and the South Napier development scenario as an intersection that warranted
review and possible intervention.
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Figure 10 Aerial image of intersection location

3.9.1 Modelling outcome

The modelling analysis indicates the operation of the intersection will deteriorate from a LOS D to a LOS E. The greatest
delay anticipated is for right turn movements out of the minor road with around 40 seconds delay envisaged. It is
anticipated that delays of this level are likely to encourage motorists to take greater risks when turning by utilising shorter
gaps in the main road.

3.9.2 Safety review
The table below summarises a CAS analysis of the intersection site for the last 10 years.

Table 14 Intersection crash analysis summary

Severity

Study Period
Non-injury = Minor | Serious Fatal

10 years
10 1 1 0
(2014-2023 incl.)

The crashes that resulted in injuries involved a pedestrian crossing the road, and a cyclist not yielding at the intersection.
A couple of trends amongst the crashes are present. One is that the crashes involve turning vehicles crossing, and the
other is a number of rear end collisions. The low speed that the vehicles are travelling to undertake cross turns and rear
end crashes may be a factor in the lack of injuries resulting.

Table 15 Intersection risk profile

Collective Risk  0.10 Medium

Personal Risk | 12.4 Medium
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The risk profile indicates that intervention type may be applicable from all categories of treatment. The number of crashes
involving turning vehicles and vulnerable road users using the intersection would be mitigated with the installation of larger
transformational works such as signalisation of the intersection. This would safely cater for the turn demands at the
intersection and provide formal pedestrian crossing facilities which would provide good connectivity to the corridor and the
Kennedy Park pathway.

A rough order cost for this intervention would be up in the region of $500K to $2M.

3.10 Intersection 9 - SH2 / Meeanee Quay

This intersection is a four-arm roundabout. The roundabout is approximately 80m inscribed circle diameter (ICD) and two
circulatory lanes. The approaches are two lanes at the yield line and all are developed from single lane approaches.
There is a rail crossing on Meeanee Quay, approximately 100m from the roundabout. The crossing is not barrier
controlled. The ONRC for the roads is Hi-volume State Highway for SH2, Arterial Road for Meeanee Quay and Watchman
Rd. The estimated AADT for the roads are 14,462 for SH2, 8,233 vehicles on Meeanee Quay, and 4,190 on Watchman
Rd. SH2 operates under an 80km/h speed limit, and the minor roads operate under a 50km/h speed limit. This
intersection was identified during the modelling of the Ahuriri development scenario as an intersection that warranted
review and possible intervention.

Figure 11 Aerial image of intersection location

3.10.1 Modelling outcome

The modelling analysis indicates the operation of the intersection will deteriorate from a LOS C to a LOS F during the PM
peak, however, the model has this intersection coded as a priority crossroads intersection. The intersection underwent
significant change from a priority crossroads to a roundabout during 2017-2018 which was not included in the 2020 update
of the model. As a result, the interventions reported here may not be required as the intersection has already been
upgraded.

In order to reflect the revised intersection layout the CAS analysis has been adjusted to reflect the last five years (2019-
2023 inclusive).
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3.10.2 Safety review

The table below summarises a CAS analysis of the intersection site for the last 5 years.
Table 16 Intersection crash analysis summary

Severity
Study Period
Non-injury | Minor = Serious @ Fatal

5 years

(2019-2023 incl.)

10 crashes occurred over the five year period, with five crashes resulting in injuries. The fatal crash involved a pedestrian
crossing the roundabout, and a motorcyclist collision with a truck during a lane change manoeuvre. The prevailing trend of
injury crashes involves vehicles cornering at the intersection and colliding with traffic.

Table 17 Intersection risk profile

Collective Risk = 0.32 Medium
High

Personal Risk  30.2 Medium
High

With medium high levels of collective and personal risks, the risk profile indicates that the intersection would benefit from
transformation works. Grade separation of the SH2 traffic over the roundabout would vastly reduce the instance of
conflicting movement to Meeanee right turn traffic, however this measure would come at significant expense. An
alternative solution may be to introduce roundabout metering signals on the southbound approach to the intersection. This
would develop greater gaps in the flow that would allow safer entry into the roundabout for Meeanee Quay traffic and
improve the operation. The lane designation could also be adjusted to allow two lane right turn circulation from Meeanee
Quay. Implementing a pavement loop downstream of the rail track crossing would assist in managing queue lengths.

A rough order cost to construct a roundabout metering intervention would be in the region of $100K to $250K. However,
this intervention may not be required as the base year model assumes this is a crossroads intersection and does not
reflect the current roundabout.

3.11  Intersection 10 — Stock Rd / Equestrian Ln

This intersection is a priority ‘T’ intersection with no formal control defined. Stock Rd is the main road and has a rural basic
right turn arrangement with shoulder widening at the intersection. The ONRC for the roads is Primary Collector for Stock
Rd, and access road for Equestrian Lane. The estimated AADT for the roads are 2,803 for Stock Rd, and 160 vehicles on
Equestrian Lane. Both roads operate under a 100km/h speed limit. This intersection was identified during the modelling of
the Flaxmere development scenario as an intersection that warranted review and possible intervention.
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Figure 12 Aerial image of intersection location

3.11.1 Modelling outcome

The modelling analysis indicates the operation of the intersection will deteriorate from a LOS B to a LOS F during the PM
peak. The right turn out of Equestrian Lane is anticipated to experience the greater level of delay at around 90 seconds. It
is anticipated that delays of this level are likely to encourage motorists to take greater risks when turning by utilising shorter
gaps in the main road traffic stream.

3.11.2 Safety review

The table below summarises a CAS analysis of the intersection site for the last 10 years.

Table 18 Intersection crash analysis summary

Severity
Study Period

Non-injury | Minor = Serious @ Fatal

10 years

(2014-2023 incl.)

A single crash was recorded in ten years and resulted in a minor injury. The causation factor was a collision between
vehicle heading south and vehicle turning right into Equestrian Lane.
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Table 19 Intersection risk profile

Collective Risk  0.03 Low

Personal Risk  26.5 Medium High

The collective risk associated with this intersection is low, with a medium high risk for the personal component. This has
the intersection sitting in the safety management strategy of intersection treatments to consider. Applicable interventions
include minor kerb realignment, speed management measures, and hazard awareness improvements. In order to mitigate
the right turn delays and defining the right turn into Equestrian Lane, developing a rural channelised right turn arrangement
at this location should be considered. A review of the speed limit along this route with a view to reducing to 80km/h should
also be considered alongside the anticipated intensification of use the intersection is expected to undergo in the future.

A rough order cost to construct a channelised right turn intervention would be in the region of $200K to $500K.

3.12 Intersection 11 — Longlands Rd / Railway Rd (S)

This intersection is a priority crossroads with a slight stagger through Longlands Rd. Both Longlands Rd approaches
operate under give way control. Approximately 8.5m from the Railway Rd edge line is the limit line for the rail crossing.
The crossing is not barrier controlled. Longlands Rd (East) has property accesses in close proximity to the intersection
and a slightly raised median separating the running lanes. The ONRC for all roads on the approach to the intersection is
Primary Collector. The estimated AADT for the roads are 5,200 for Railway Rd (N), 4,008 for Railway Rd (S), 4,680 for
Longlands Rd (E), and 5,388 for Longlands Rd (W). Longlands Rd operates under a 100km/h speed limit. Railway Rd is
80km/h speed limit; however it operates with rural intersection activated warning signs (RIAWS) with a variable speed limit
of 60km/h when traffic is present at the intersection. This intersection was identified during the modelling of the Flaxmere
development scenario as an intersection that warranted review and possible intervention.

/

Figure 13 Aerial image of intersection location
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3.12.1 Modelling outcome

The analysis into intersection operation indicates the intersection will deteriorate from a LOS C to a LOS E during the PM
peak. Traffic using the Longlands Rd (West) approach is expected to experience the greatest delay of almost 45 seconds.
It is anticipated that delays of this level are likely to encourage motorists to take greater risks when turning by utilising
shorter gaps in the main road traffic stream.

3.12.2 Safety review

The table below summarises a CAS analysis of the intersection site for the last 10 years.
Table 20 Intersection crash analysis summary

Severity
Study Period
Non-injury = Minor = Serious @ Fatal

10 years
16 3 0 0
(2014-2023 incl.)

A total of 19 crashes have been reported in the last 10 years. Three of these resulted in minor injury. Causation factors
for these crashes include collisions when crossing through the intersection. Trends that feature across the 10 year crash
period include crossing traffic collisions, cornering vehicles, and vehicles merging with traffic.

Table 21 Intersection risk profile
Collective Risk  0.10 Medium

Personal Risk  18.2 Medium High

The collective risk associated with this intersection is medium, with a medium high risk for the personal component. This
has the intersection sitting between the safety management and transformational works strategies of intersection
treatments to consider. Applicable interventions include minor kerb realignment, speed management measures, and
hazard awareness improvements, through to significantly larger cost intersection form changes.

Installation of a roundabout would likely provide the optimum solution at this intersection, however the proximity of the rail
track to the intersection provides a considerable obstacle to overcome. It is anticipated that acquisition of third-party land
would be a requirement to provide enough room to develop a roundabout and avoid impact to the rail track.

A rough order cost to construct a roundabout at this location could be in the region of $500K to $6M.

3.13 Infersection 12 - Omahu Rd / Kirkwood Rd

This intersection is a priority ‘T’ intersection under give way control for the Kirkwood Rd approach. Omahu Rd has flush
median separating the running lanes with a right turn bay developed within the median. The ONRC for the roads is Arterial
Road for Omahu Rd, and Secondary Collector for Kirkwood Rd. The estimated AADT for the roads are 7,350 for Omahu
Rd, and 1,596 vehicles on Kirkwood Rd. Both roads operate under a 60km/h speed limit at the intersection. It is noted
that the speed limit along Omahu Rd changes to 80km/h 94m northwest of intersection. This intersection was identified
during the modelling of the Ahuriri development scenario as an intersection that warranted review and possible

intervention.
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Figure 14 Aerial image of intersection location

3.13.1 Modelling outcome

The analysis into intersection operation indicates the intersection will deteriorate from a LOS E to a LOS F during the PM
peak. Traffic using the Kirkwood Rd approach are expected to experience the greatest delay of over 50 seconds. It is
anticipated that delays of this level are likely to encourage motorists to take greater risks when turning by utilising shorter
gaps in the main road traffic stream.

3.13.2 Safety review

The table below summarises a CAS analysis of the intersection site for the last 10 years.

Table 22 Intersection crash analysis summary

Severity

Study Period
Non-injury = Minor | Serious Fatal

10 years

(2014-2023 incl.)

There have been nine crashes reported over the last 10 years. Three crashes have resulted in injuries. Causation factors
for these crashes include collisions when crossing through the intersection.

Table 23 Intersection risk profile

Collective Risk = 0.09 Medium

Personal Risk  20.4 Medium High

The collective risk associated with this intersection is medium, with a medium high risk for the personal component. This
has the intersection sitting between the safety management and transformational works strategies of intersection
treatments to consider. Applicable interventions include minor kerb realignment, speed management measures, and
hazard awareness improvements to significantly larger cost intersection form changes.
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Installation of a roundabout would likely provide the optimum solution at this intersection similar to the other forms of
intersection control along this corridor (Chatham Rd, Henderson Rd, and Wilson Rd). It is anticipated that acquisition of
third-party land may be a requirement to provide enough room to develop a compliant roundabout.

A rough order cost to construct a roundabout at this location could be in the region of $500K to $6M.

3.14 Infersection 13 — Brookfields Rd / Pakowhai Rd

This intersection is a priority ‘T’ intersection under give way control for the Brookfields Rd approach. Pakowhai Rd has
flush median separating the running lanes with a right turn bay developed within the median. The ONRC for the roads is
Arterial Road for Pakowhai Rd, and Primary Collector for Brookfields Rd. The estimated AADT for the roads are 7,350 for
Brookfield Rd, and 10,893 vehicles on Pakowhai Rd. Both roads operate under an 80km/h speed limit, however in
proximity to the intersection the speed limits on the approaches reduce to 60km/h. This intersection was identified during
the modelling of the South Napier development scenario as an intersection that warranted review and possible
intervention.

Figure 15 Aerial image of intersection location

3.14.1 Modelling outcome

The analysis into intersection operation indicates the intersection will deteriorate from a LOS E to a LOS F during the PM
peak. Traffic using the Brookfields Rd approach are expected to experience the greatest delay at nearly 55 seconds. It is
anticipated that delays of this level are likely to encourage motorists to take greater risks when turning by utilising shorter
gaps in the main road traffic stream.

3.14.2 Safety review

The table below summarises a CAS analysis of the intersection site for the last 10 years.
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Table 24 Intersection crash analysis summary

Severity
Study Period
Non-injury = Minor Serious Fatal

10 years

(2014-2023 incl.)

There have been eleven crashes reported over the last 10 years. Three crashes have resulted in injuries. Causation
factors for these crashes include a nose-to-tail collision, and loss of control when approaching the intersection. This
indicates drivers may be approaching the intersection at inappropriate speeds or the layout of the intersection is confusing.

Table 25 Intersection risk profile
Collective Risk = 0.08 Medium

Personal Risk  11.1 Medium

The risk profile indicates that intervention type may be applicable from all categories of treatment. The number of crashes
involving loss of control approaching the intersection could be mitigated by undertaking safety maintenance at the
intersection with improved signage markings and hazard awareness measures. Minor kerb realignments to protect assets
would also be beneficial. Transformational works such as a roundabout may also be considered to improve the right turn
for Brookfields Rd traffic. In the short term it is recommended the intersection treatment strategy is levelled at safety
maintenance and low-cost physical interventions / speed and hazard awareness measures to address the safety and the
operation be monitored to understand current / emerging levels of delay to minor road traffic.. A rough order cost to
implement these could be in the region of $25K to $100K.

3.15 Intersection 14 - SH51 / Awatoto Rd

This intersection is a three arm roundabout with an ICD of approximately 46m and single lane circulatory carriageway.

The central island has an over-run apron to assist heavy vehicle turning. There is approximately 23m clearance from the
roundabout ICD and the yield line to the railway crossing. Awatoto Rd has two property accesses close to the rail
crossing. The crossing is under automatic barrier control. The ONRC for the roads is Arterial (SH) road for State Highway
51, and Primary Collector for Awatoto Rd. The estimated AADT for the roads are 15,226 for SH51, and 3,353 vehicles on
Awatoto Rd. The NZTA national speed limit register indicates the state highway operates under an 80km/h speed limit and
the Awatoto Rd approach (including the accesses operates under a 50km/h speed limit). Awatoto Rd then operates under
a 70km/h speed limit west of the roundabout approach. This intersection was identified during the modelling of the South
Napier development scenario as an intersection that warranted review and possible intervention.
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Modelled layout Recent Implementation
Figure 16 Aerial image of intersection location

Figure 16 illustrates the layout of the intersection as modelled and analysed for crash data, and the recently completed
layout of the intersection upgrade to a roundabout.

3.15.1 Modelling outcome

The analysis into intersection operation indicates the intersection will deteriorate from a LOS D to a LOS E during the PM
peak, however, this is based on a priority intersection rather than the recently constructed roundabout. Traffic using the
Awatoto Rd approach are anticipated to experience the greatest delay, at nearly 40 seconds, to make right turns onto
SH51. Itis anticipated that delays of this level are likely to encourage motorists to take greater risks when turning by
utilising shorter gaps in the main road traffic stream.

3.15.2 Safety review
The table below summarises a CAS analysis of the intersection site for the last 10 years.

Table 26 Intersection crash analysis summary

Severity
Study Period

Non-injury = Minor Serious Fatal

10 years

(2014-2023 incl.)

There have been 12 crashes reported over the last 10 years. Five crashes have resulted in injuries. Causation factors for
these crashes include turning traffic collisions, right turns against traffic, and nose-to-tail collision.

Table 27 Intersection risk profile

Collective Risk = 0.14 Medium High

Personal Risk | 18.2 Medium High
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The risk profile indicates the appropriate intervention type sits in the Transformative Works strategy. It is noted that a
roundabout, which would satisfy the transformative criteria, has recently been constructed at the site. It is expected that
the roundabout will mitigate for the turn crashes by reducing the number of concurrent vehicle conflicts through the
intersection and assist with providing safer right turn opportunities. At this stage it is recommended that the site be
monitored over time and further safety features be investigated should a crash trend emerge post roundabout construction.

No intervention is considered necessary at this stage.

3.16 Intersection 15 - Meeanee Rd / Awatoto Rd / Sandy Rd
/ Brookfields Rd

This intersection is a crossroads intersection with Sandy Road and Awatoto Rd operating under stop control. These
approaches also have judder bars and high friction surfacing applied on the approach. The ONRC for the roads is Arterial
for Meeanee Rd, Secondary Collector for Brookfield Rd, Primary Collector for Sandy Rd, and Arterial Road for Awatoto Rd.
The estimated AADT for the roads are 7,056 for Meeanee Rd, 545 on Brookfield Rd, 2,901 on Sandy Rd, and 3,739
vehicles on Awatoto Rd. Meeanee Rd and the approaches to the intersection operate under a 50km/h speed limit, with the
speed limits changing to 80km/h on the other arms approximately 80m from the intersection. This intersection was
identified during the modelling of the South Napier development scenario as an intersection that warranted review and
possible intervention.

Figure 17 Aerial image of intersection location

3.16.1 Modelling outcome

The analysis into intersection operation indicates the intersection will deteriorate from a LOS D to a LOS E during the PM
peak. Traffic using the Awatoto Rd approach are anticipated to experience the greatest delay, at nearly 45 seconds. It is
anticipated that delays of this level are likely to encourage motorists to take greater risks when turning by utilising shorter
gaps in the opposing traffic stream.

3.16.2 Safety review

The table below summarises a CAS analysis of the intersection site for the last 10 years.
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Table 28 Intersection crash analysis summary
Severity
Study Period
Non-injury = Minor Serious Fatal
10 years

(2014-2023 incl.)

There have been 15 crashes reported over the last 10 years. Seven crashes have resulted in injuries. Causation factors
for these crashes include right turns against traffic, and lost control during cornering.

Table 29 Intersection risk profile
Collective Risk = 0.26 High

Personal Risk | 35.3 High

The risk profile indicates the appropriate intervention type sits in the Transformative Works strategy. Given the rural-urban
fringe nature of the settlement it is recommended that a roundabout be considered at the intersection. It is expected that a
roundabout will mitigate for the turn crashes by reducing the number of concurrent vehicle conflicts through the intersection
and assist with providing safer right turn opportunities.

A rough order cost to construct a roundabout at this location could be in the region of $500K to $6M.

4, Review Summary

A high level analysis of intersections identified to support a strategic evaluation of impacts to the road transport network
resulting from a future development strategy for Napier and Hastings has been undertaken and reported in this technical
note. The analysis involved a mitigations review of identified intersections based on two factors:

e |dentification of Level of Service (LOS) reduction, and
* Identification of the safety performance of intersection.

The table below illustrates the identified intersections and recommended mitigation measures to consider for further
investigation.

Mitigations offered for consideration were priced based on a rudimentary budget range for low to high cost standard safety
interventions that NZTA developed for their Standard Safety Intervention Toolkit published in 2021.

Table 30 Intersection risk profile

Intersection Mitigation Rough Order
Cost Range
1 SH2 / Onehunga Rd Signs and Markings Renewal = Up to 50K
2 SH2 / New Unformed Road Channelised Right Turn Bay = 200K — 500K
3 SH2 / McHardy St Signs and Markings Renewal = Up to 50K
4 SH2 / Petane St Roundabout 500K — 6M
5 SH2 / Villers St Signs and Markings Renewal = Up to 50K
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10

11

12

13

14

15

Intersection

Taradale Rd / Exeter Cr
Taradale Rd / Niven St
Taradale Rd / Riverbend Rd
SH2 / Meeanee Quay

Stock Rd / Equestrian Ln
Longlands Rd / Railway Rd (S)
Omahu Rd / Kirkwood Rd

Brookfields Rd / Pakowhai Rd

SH51 / Awatoto Rd

Meeanee Rd / Awatoto Rd / Sandy Rd / Brookfield Rd

Technical Note

Mitigation

Signs and Markings Renewal
Traffic Signal Intersection
Traffic Signal Intersection

No change

Channelised Right Turn Bay
Roundabout

Roundabout

Safety maintenance and low-
cost physical interventions /
speed and hazard
awareness measures

No change

Roundabout

Rough Order
Cost Range

Up to 50K
500K — 2M
500K — 2M
N/A

200K — 500K
500K — 6M
500K — 6M

50K — 100K

N/A

500K — 6M

Figure 18 illustrates the location of recommended intervention with reference to development scenario it features in.
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SH2 — Petane St r
Roundabout SH2 — McHardy St
500K — 6M Maintenance
S <50K
SH2 - Villers St
Maintenance , Jez SH2 — Onehunga Rd
<50K 1 Maintenance
| <50K
SH2 — New Rd
Channelised Right Turn
200K — 500K

SH2 — Meeanee Quay
No Change
N/A

Taradale Rd — Niven St 5 A WS P Y .
Traffic Signals 3 LR & "\ | Taradale Rd — Exeter Cr
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|
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Figure 18 Intervention location plan
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The summary of cost estimates associated with each of the scenarios can be seen in Table 31, showing the range (in
thousand) and with 'x’ in the table indicating whether the intersection is flagged (FL) in the scenarios.

The highest intervention costs are associated with the Ahuriri Scenario (in the range of about $2.4M to $16.7M), followed
by the Napier South Scenario (in the range of about $1.5M to $10.1M), and the Flaxmere scenario (in the range of about
$1.2M to $8.5M).

Table 31 Summary of cost estimates in thousand

Site # Intersection Ahuriri Napier South Flaxmere
FL |Low ($K)|High (3K)| FL [Low ($K)|High ($K)| FL |Low ($K)|High ($K)

1 SH2, Onehunga Rd X 50 50
2 SH2, New Rd X 200 500
3 SH2, McHardy St X 50 50
4 SH2, Petane Rd X 500 6,000
5 SH2, Villers St X 50 50
6 Taradale Rd, Exeter Cres X 50 50
7 Taradale Rd, Niven St X 500 2,000 X 500 2,000 X 500 2,000
8 Taradale Rd, Riverbend Rd X 500 2,000 X 500 2,000
9 SH2, Meeanee Quay X 0 0
10 Stock Rd, Equistrian Ln X 200 500
11 Longlands Rd, Railway Rd Sou X 500 6,000
12 |Omahu Rd, Kirkwood Rd X 500 6,000
13  |Pakowhai Rd, Brookfields Rd X 25 100
14  |SH51, Awatoto Rd X 0 0
15 Brookfields Rd, Sandy Rd X 500 6,000

Total 2,400 | 16,700 1,525 | 10,100 1,200 8,500
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We're designers, engineers, scientists, and project managers, innovating
together at the intersection of community, creativity, and client relationships.
Balancing these priorities results in projects that advance the quality of life
in communities across the globe.

Stantec trades on the TSX and the NYSE under the symbol STN.
Visit us at stantec.com or find us on social media.

Level 3, 2 Hazeldean Road, Addington, Christchurch 8024
PO Box 13052
Tel +64 3 366 7449 | www.stantec.com
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