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1. Introduction 

1.1 Context & Purpose of Report 

The National Policy Statement on Highly Productive Land (NPS HPL) came into force on 17 October 

2022 and aims to protect our most productive land for land-based production,  both now and in the 

future. It requires Councils to map highly productive land (HPL), and closely manage the subdivision, 

use and development of it by avoiding inappropriate use and development.  

Section 3.6 of the NPS HPL allows Tier 1 and 2 territorial authorities1 to allow the rezoning of Highly 

Productive Land (“HPL) if three criteria are met. They are that: 

(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.  

This report assesses whether the proposed rezoning of the Northern Precinct is required to provide 

sufficient capacity as per clauses (a) and (c) above. 

1.2 Key Findings of this Report 

The key findings of this report are that:  

• Our economic assessment for PC20 concluded that local industrial land demand would exceed 

supply by a significant margin across all three NPS-UD timeframes.  This means that the 130ha 

of industrial land within the Northern Precinct (which PPC20 is proposing) is required to 

provide sufficient development capacity. 

• The latest business capacity assessment (BCA) prepared for the Future Proof sub-region in 

June 2021 reaches the same conclusion, noting that industrial land demand will exceed supply 

significantly in most locations in and around Hamilton (i.e. in the airport’s effective market). 

• However, the shortfalls identified in both assessments are likely to significantly understate 

the true extent of the problem, with the latest employment data and real estate research 

revealing an unprecedented uptick in industrial employment, and hence floorspace demand. 

 
1 Under the National Policy Statement on Urban Development (NPS-UD) 
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• Accordingly, we conclude that there is a clear and pressing need for PC20 to help meet short- 

to medium-term NPS-UD obligations to provide at least sufficient capacity at all times. 

 

• This report also compares the likely economic impacts of the proposed rezoning relative to 

the most likely rural productive use absent it, which is maize cropping. We show that maize 

production would sustain only 3 FTE jobs, generate about $240,000 in wages/salaries 

annually, and add about $420,000 to annual GDP. 

 

• By comparison, industrial uses enabled by PC20 would sustain more than 2,200 FTE jobs, 

generate about $154 million in wages/salaries, and add about $279 million to regional GDP 

annually. In other words, economic activity enabled by PC20 would be worth several hundred 

times more than the rural production that would otherwise occur there. 

 

• In addition, PC20 would secure a range of other significant and enduring economic benefits, 

which make it a superior use of the land for the purposes of section 3.6(1)(c) of the NPS HPL. 

 

• Overall, we believe that the economic benefits of rezoning the 90ha of rural zoned land within 

the Northern Precinct to industrial will far exceed the benefits of retaining it in rural 

productive use.  This satisfies the economic component of 3.6(1)(c) of the HPL.   

1.3 Structure of Report 

The remainder of this report is structured as follows: 

• Section 3 summarises the findings our economic assessment on the need for additional 

capacity, which accompanied the plan change application; 

• Section 4 reviews and critiques the methodology and findings of the latest BCA prepared 

under the NPS-UD; and 

• Section 5 summarises recent data and research on industrial land demand and considers the 

implications for the proposal. 
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2.  Findings of Our Previous Assessment 

2.1 Introduction 

Earlier this year, we provided a detailed economic assessment that accompanied the PC20 application, 

which included an assessment of industrial land supply and demand over all three NPS-UD timeframes. 

This section summarises the approach and findings of that prior assessment. 

2.2 Approach to the Analysis 

Although the site is in the Waipa district, several recent strategies and reports concluded that the 

airport effectively forms part of the Hamilton City property market. We agree, so our assessment of 

the need for the proposal was based on the city’s likely future needs given projected industrial land 

demand. 

Once the relevant study area was determined, we next assessed the likely demand for industrial land 

by converting projected industrial employment into corresponding estimates of industrial floorspace, 

which were then translated into estimates of the underlying future demand for industrial land. 

Finally, these demand estimates were reconciled with likely supply, once the impacts of various 

constraints such as infrastructure were incorporated, to assess the need for PC20. 

2.3 Findings 

Our analysis found that the city was likely to face industrial land deficits of nine hectares over the 

short-medium term, and 156 hectares over the long term. Accordingly, we concluded that there is a 

pressing need to identify and rezone additional supply as quickly as possible to meet NPS-UD 

obligations and to ensure the efficient ongoing operation of the local industrial land market, which 

PC20 recognises and responds to. 
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3. Review of 2021 Capacity Assessment 

3.1  Introduction 

The latest “official” information on industrial land supply and demand is contained in the most recent 

Business Capacity Assessment (BCA) for the Future Proof sub-region, which is dated 30 June 2021. It 

contains detailed information and analysis on the: 

• demand for business land and floorspace by location and sector,  

• capacity enabled by current planning provisions and other strategic planning documents, 

again by location and sector; and  

• sufficiency of capacity to meet demand by location and sector over all three timeframes. 

This section summarises and critiques the methodology and findings of that report. 

3.2 Findings on Industrial Land Sufficiency 

The BCA notes that much of Hamilton City’s previous industrial floorspace capacity has been absorbed 

since the last assessment in 2017, with remaining capacity being unevenly distributed.2 In fact, 96% of 

the city’s vacant industrial land resides in only 2 areas (Te Rapa and Ruakura).3 Consequently, the 

assessment concludes that there will be insufficient capacity across all industrial nodes over the long 

term, except Ruakura. Figure 1 provides the details. 

Figure 1: Hamilton City Long Term Industrial Sufficiency Summary (ha) 

 

The report goes on to state that localised industrial land demand exceeds available capacity by the 

greatest margin across all business land types, especially in Hamilton City.4 Accordingly, it suggests 

that, where significant localised industrial land shortfalls exist, “demand apportioned to specific 

reporting areas could easily be met in other parts of the TA or the wider sub-region.”5  

In other words, there is a degree of flexibility in the matching of industrial land demand to locations. 

That proposition then leads to the following conclusion about the ability for other areas to help 

address shortfalls: 

 
2 Page 75 
3 Page 84 
4 Page 89 
5 Ibid. 
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“It makes sense to look at demand and capacity as somewhat trans-locational and see the sub-

region as a reasonably well-connected network of nodes. In most cases areas where there are 

insufficiencies will have adjacent areas with ample capacity which are easy to access or make 

sense from a co-location point of view.” 6 

We agree, and consider this conclusion particularly relevant for PC20, which is less than three 

kilometres from where area expected to experience the largest industrial land deficits – Hamilton City. 

3.3  Critique of BCA’s Methodology and Findings 

While we acknowledge the significant body of work informing the BCA and agree with its overall 

conclusions on industrial land sufficiency, we consider it to significantly understate the likely 

magnitude of this shortfall. There are several reasons, as briefly explained below. 

3.3.1 Market Supply vs Vacant Land 

Unlike residential land, whose ability to meet demand is assessed by explicitly modelling the feasibility 

of development on a parcel-by-parcel basis, the BCA simply assumes that all vacant industrial land will 

be feasible to develop, and will be developed, over the next 30 years. This is an extreme and highly 

unlikely assumption. In practice, significant tracts of land won’t be feasible to develop and/or won’t 

be developed regardless, because of several factors that limit market supply, particularly over the 

short to medium term. They include: 

• Developer intentions - some landowners have no clear intention to develop their land, 

particularly over the short- to medium-term, nor to sell to others that may have clearer 

development intentions and capabilities. 

 

• Land banking and drip-feeding – other landowners may intend to develop in future, but are 

currently withholding supply to capitalise on inevitable land price inflation, while some are 

drip-feeding supply to maintain prices and hence maximise returns. 

 

• Constraints – the BCA appears to consider only infrastructure as a potential constraint, 

thereby overlooking several other factors that affect may also affect the developability of 

land, such as reverse sensitivity, contamination, difficult access, and/or awkward topography. 

 

• Operational capacity – some landowners face operational capacity constraints, which limit the 

number of new sections/dwellings that they can supply per annum. 

 

• Financing – similarly, some landowners face capital/financing constraints that also limit their 

ability to supply. 

We also note that the BCA implicitly treats all sources of capacity as the same, which can mask subtle 

yet important differences across sites and locations. For example, some industrial land users may need 

very large sites, or to be located near specific customers and/or suppliers. Others require a high stud 

 
6 Page 90 
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and/or a large yard capable of handling regular truck movements. Many will also seek a freehold site, 

and therefore be deterred by leasehold opportunities, such as those at Ruakura. 

However, the BCA naturally can’t address these fine-grained considerations. Instead, it simply 

provides an aggregated assessment of supply and demand, where all plots of land are treated as 

perfectly substitutable. In doing so, it masks the specific site and location requirements of many 

industrial land users and therefore overstates the adequacy of the current land inventory 

3.3.2 Reliance on Old Information 

The BCA uses a multi-criteria analysis (MCA) to compare the suitability and desirability of different 

industrial land nodes across the sub-region to assess whether vacant land resides in areas that are 

likely to be developed. Notwithstanding our earlier reservations, namely that this tells us nothing 

about the feasibility or likely uptake of said land, the MCA itself is based on sector views garnered 

nearly five years ago in January 2018. 

Clearly, we are in a different market now, both from a macroeconomic perspective, and also in terms 

of the property market cycle, so relying on old such information won’t help choose where and when 

to best add new capacity to meet future demand.  

For example, the sector feedback and views embedded in the BCA predate the Covid-19 pandemic, 

which wrought unprecedented economic turmoil and caused construction costs to balloon. The 

impacts of those cost spikes on development viability have since been compounded by the recent 

rapid recovery of interest rates, which are another key piece of the development feasibility puzzle. 

However, these effects postdate and hence elude the BCA. 

3.3.3 Inclusion of Indicative Future Capacity from Waikato 2070 

On page 75 of the BCA in a discussion about its limitations, the authors disclose their implicit 

assumption that most of the land earmarked for investigation under the Waikato 2070 strategy could 

become capacity into the future. However, they immediately qualify that by noting there is no 

guarantee that the areas under investigation will be re-zoned or result in capacity, but this important 

caveat is not captured in the broader narrative of the report. 

3.3.4 Impacts of Other Policy Statements 

The BCA also does not appear to incorporate the impacts of other national policy statements that have 

recently been enacted or updated, and which significantly curtail future development opportunities. 

Specifically, it does not mention the NPS on Freshwater, and it was published prior to the NPS HPL, so 

the impacts of both naturally are not reflected in BCA’s assessment of industrial development capacity 

either. 

3.3.5 Exclusion of the Airport Business Zone 

Page 35 of the BCA states that the airport business zone has been included, but it does not appear in 

any of the subsequent maps, figures, or tables. This makes it difficult to assess whether or how it has 

adequately recognised the strategic importance of the airport in meeting future industrial land needs. 
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3.4 Assumed Development Intensity 

The BCA adopts what it calls “realistic industrial supply” estimates by assuming a floor are ratio (FAR) 

of 38% for industrial uses based on recent development outcomes across the sub-region. It notes that 

this is significantly lower than the FAR enabled by planning rules, and thus reduces capacity. We 

acknowledge this, but the latest property-level data for Hamilton City (from Core Logic) reveals a much 

lower FAR for industrial buildings developed since 2010, as tabulated below. This directly reduces the 

development capacity of vacant land identified in the BCA. 

Table 1: Industrial Building Floor Area Ratios for the Broader Hamilton City Market (built since 2010) 

Industrial Land Uses by Core Logic Classification Land Area ha GFA m2 FAR 

Industrial, Food Processing and Food Storage, Provincial 1 2,840 40.0% 

Industrial, Food Processing and Food Storage, Suburban 1 2,910 28.2% 

Industrial, Heavy Manufacture, suburban 22 19,020 8.6% 

Industrial, Light Manufacture, provincial 2 6,560 29.1% 

Industrial, Light Manufacture, suburban 7 33,930 48.2% 

Industrial, Other/Mixed, Provincial 0 870 27.9% 

Industrial, Other/Mixed, suburban 4 15,180 40.4% 

Industrial, Service, Provincial 3 9,870 37.7% 

Industrial, Service, Suburban 13 54,650 42.6% 

Industrial, Warehouse, Province 33 10,750 3.2% 

Industrial, Warehouse, Suburban 19 88,690 46.7% 

All Industrial Land Uses 105 245,260 23.3% 

3.5 Summary and Conclusion 

The latest BCA identifies significant shortfalls in future industrial land capacity across the sub-region, 

particularly Hamilton City, and notes that these could be offset by increased supply in nearby 

locations. However, the report appears to substantially understate the extent of the problem. 

Consequently, we believe that the results of the HBA should be treated with a degree of caution. 
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4. Recent Industrial Supply/Demand Data 

4.1 Introduction 

As noted in the previous section, the BCA is now slightly out of date. In fact, its estimates of future 

industrial land demand are based on employment from February 2020, which is now nearly three 

years’ old. Fortunately, more recent employment data are now available, which provide an updated 

snapshot of likely future demand. These are discussed below, along with the findings of recent real 

estate research reports, to see how the market has evolved since the BCA was completed.  

4.2 Industrial Employment 

As discussed earlier, the industrial land demand projections in our report for PC20 were based on 

projected industrial employment. Specifically, figure 12 from page 29 of our assessment included the 

following projection of Hamilton City industrial employment, from which industrial floorspace and 

land demand are derived. 

Figure 2: Projected Industrial Employment (from page 29 of our Economic Assessment) 

 

To summarise: we expected city industrial employment to increase from 25,300 in 2021 to reach 

26,900 by 2026, an increase of 1,600 jobs. However, the latest employment data show that our 2026 

target was surpassed by early 2022 due to an unparalleled surge in industrial activity since the 

pandemic. This is demonstrated in the figure below, which plots the city’s industrial employment since 

2000. The uptick in 2022 is evident, and represents the largest annual percentage change in the city’s 

industrial employment over the last 22 years. 
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Figure 3: Hamilton City Industrial Employment 

 

A similar trend has occurred in Waipa, too, as shown in the corresponding industrial employment 

chart. It is also experiencing significant, sustained growth in industrial employment that is unlikely to 

be fully reflected in the BCA’s demand estimates, which further reinforces the need for PC20. 

Figure 4: Waipa District Industrial Employment 
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4.3 Recent Real Estate Research Report 

We now summarise the findings of recent real estate research on industrial demand, not just for the 

sub-region, but for the upper north island regional economy in which the site falls.  

4.3.1 Occupier Demand 

A major driver in the recent uptick in industrial employment (and thus floorspace demand) is the rapid 

growth of online shopping and the associated need for modern, high-stud, large footprint 

warehousing space. For example, according to a 2021 Bayleys report, online shopping during the first 

quarter of 2021 was up 27% on the first quarter of 2020, and up 50% on the first quarter of 2019. As 

a result, online sales accounted for 11% of all retail shopping in New Zealand last year, which is almost 

double its share from only a few years earlier. 

This increased online shopping directly translates to an increased need for warehouse and distribution 

space, which is nearly always located in light industrial zones. Coupled with increased stockpiling of 

goods to meet increased demand associated with the Covid-19 pandemic7, there has been significant 

growth in demand for warehouse space. This is noted by Colliers, who describe a particularly sharp 

increase in industrial warehouse average net face rents since 2020. 

A further consequence of the rise in online shopping is increased demand on logistics partners to 

distribute goods, with Bayleys noting that logistics partners are expanding across the north island to 

meet demand. 

In addition, Colliers cite the rapid emergence of demand from the datacentre sector as creating 

additional impetus for the recent growth in industrial land demand. At the same time, the sub-region’s 

construction sector continues to grow apace, with most construction businesses also located in light 

industrial zoned areas.  

Hamilton’s position within the golden triangle also plays an important role. Containing more than half 

of the nation’s population and generating the majority of its GDP, the Golden Triangle is home to the 

country’s two biggest sea ports and its largest airport8. It is widely recognised as the engine room of 

the national economy. 

4.3.2 Investor Demand 

Not only is occupier demand for industrial areas running hot, but so too is investor demand. There are 

several factors at play. First, New Zealand has relatively high property yields compared to other parts 

of the Asia Pacific region. And, within the “commercial” property sector, industrial property generally 

has the highest overall returns. As a result, investor demand is strong. 

A recent article entitled “Industrial property: the property's sector's new black?9” points to several 

other factors underpinning strong investor demand. First, industrial property has proven largely 

resilient in the face of economic ups and downs. Second, tenants tend to be stable, with leases 

frequently lasting seven years or more. Third, investing in industrial property is becoming more 

 
7 https://www.stuff.co.nz/business/124968669/industrial-property-the-propertys-sectors-new-black 
8 The Golden Triangle Logistics, Bayleys, 2019 
9 https://www.stuff.co.nz/business/124968669/industrial-property-the-propertys-sectors-new-black 
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accessible, with the lending environment increasingly comparable to residential investment, and with 

syndicates now also emerging to enable investment at lower entry points. 

Finally, there has recently been a recent flight from residential property investment, following 

proposed legislative changes that would remove tax relief against interest costs on new residential 

property investment. Coupled with extensions to the bright-line test, residential property investment 

has become less attractive. This was noted by Bayleys, who describe an influx of new buyers in the 

industrial market chasing yield in response to the new regulations10. According to their research, this 

has put further pressure on the market and led to historically low vacancy rates in many areas. 

 
10 Bayleys Auckland Industrial Market Update 2021 
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5. Cost Benefit Analysis 

This section considers the economic costs and benefits of the proposed rezoning relative to the most 

likely form of rural production absent it to help inform the broader planning assessment under section 

3.6(1)(c) of the NPS HPL 

5.1 Impacts on GDP, Jobs, Incomes  

5.1.1 Industrial Uses Under PC20  

Our economic assessment for PC20 estimated the one-off impacts of constructing the various 

buildings expected to occupy the northern precinct once fully developed. Those estimates are 

reproduced below, and represent only the one-off impacts of establishing each activity, not the annual 

impacts of their ongoing operations./ 

Table 2: One-Off Regional Economic Impacts of Construction 

Regional Impacts Direct Flow-on Total 

GDP $m $46m $84m $130m 

Employment (people-years) 510 930 1,440 

Household Incomes $m $30m $40m $70m 

To summarise: Including flow-on effects, we estimate that development of the additional GFA enabled 

by the proposed expansion could: 

• Generate a one-time boost in regional GDP of $130 million; 

• Create employment for 1,440 people-years11; and 

• Boost household incomes by $70 million. 

 To estimate the corresponding annual impacts once operational, we assumed that 30% of the land 

would be required for infrastructure, roads, and reserves, which leaves 63 hectares of land for 

industrial and other business uses. This was converted to an estimate of likely future employment 

using data in the latest BCA, which included measures of employment per hectare of land by activity. 

The table below shows the employment figures per hectare for the most relevant activities in the BCA 

and applies some estimated weights to derive an average for the northern precinct once built out. 

Table 3: Estimated Land per Employee (from 2021 BCA) 

Land Uses  Land/Employee  Assumed Share 

Offices                            25  5% 

Warehouse                          417  30% 

Factory                          345  30% 

Yard-Based                          200  5% 

Other Industrial                          150  30% 

Weighted Average                          285  100% 

 

 
11 One person-year means one person employed for a full year. Hence, 100 people-years could mean 100 people employed 

for one year, 50 people employed for 2 years, and so on. 
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Table xxx shows that the assumed mix of industrial and business activities in the northern precinct will 

sustain about 1 employee per 285 square metres of land. With 63 hectares of developable land 

assumed to be available, this translates to total employment for 2,210 FTEs. 

To estimate the corresponding wages/salaries and annual GDP, we reviewed Statistics New Zealand’s 

latest input output tables, which summarise the national economy’s overall structure and reveal the 

employment and GDP per dollar of output. The table below summarises the key information for a 

handful of industries that we consider to be the most likely future uses of the land under the PC20 

scenario. 

Table 4: Average Output, GDP, and Wages per Employee from National IO Tables 

Industrial Sectors Output GDP Wages 

Construction $405,400 $124,000 $67,000 

Manufacturing $462,300 $124,300 $69,400 

Transport, Postal and Warehousing $294,100 $133,500 $73,000 

Wholesale Trade $262,800 $124,000 $69,700 

Industrial Average $356,150 $126,450 $69,775 

Applying these per employee estimates to the 2,210 workers projected to fill the northern precinct 

upon full build-out suggests that the land could have the following annual economic impacts if used 

for industrial purposes: 

• Output/revenue of $787 million; 

• Employment for 2,210 FTEs; 

• Wages/salaries of $154 million; and  

• GDP of $279 million. 

5.1.2 Rural Production 

AgFirst have reviewed the site’s rural productive potential and concluded that the blocks that 

comprise the site are too small to be financially viable livestock operations, and they lack suitable 

infrastructure. In addition, the proximity of the sites to the airport and rural residential areas renders 

them unsuitable for horticultural because of the need for regular spraying, and the potential to attract 

birds which are a risk for the airport.  

Further, AgFirst note that neither block is large enough to justify the infrastructure needed for 

horticulture (packhouses, chillers etc) and there is limited infrastructure of that ilk available nearby. 

Finally, the sites would require irrigation to be successful in any horticulture or commercial vegetable 

operation, and this is not guaranteed with surface water being fully allocated, and groundwater yields 

often not matching demand requirements. Accordingly, AgFirst concluded that ongoing maize 

production is the most likely use of the land absent the proposed rezoning. 
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We reviewed a range of information sources to determine the likely jobs, incomes, and GDP sustained 

by the land if used for maize production. Our search led to a maize grain calculator by Pioneer12, which 

is a major agricultural supplier. According to their workings, each hectare of land used for maize 

generates about $6,000 of revenue per annum, and nearly $2,000 of earnings before interest, taxes, 

depreciation, and amortisation (EBITDA).13 

To estimate the corresponding jobs and GDP, we revisited the literature and found various datapoints. 

For example, a recent BERL report suggested that the total labour input for maize silage farms in NZ 

was 0.027 FTE/ha.14 This is a very close match with a 2013 study of the rural productive potential of 

various greenfield sites in and around Auckland, which produced an employment estimate for various 

rural uses of 0.029 FTE/ha.15 For simplicity, we took the average employment estimate across the two 

studies of 0.028 FTE/ha. Absent any better information, we assumed an average wage of $80,000 per 

FTE, which is likely to be too high but which we adopt to remain as conservative as possible. 

Applying these per hectare estimates to the 90 hectares proposed for rezoning suggests that the land 

could have the following annual economic impacts if used for maize production: 

• Output/revenue of $540,000; 

• Employment for 3 FTEs; 

• Wages/salaries of $240,000; and  

• GDP of $420,000. 

5.1.3 Comparison 

The following table compares the jobs, incomes, and GDP of the two options as calculated above. 

Clearly, the proposed industrial rezoning is a far superior use of the land in terms of sustaining 

meaningful economic activity. 

Table 5: Comparison of Annual Activity by Land Use 

Metrics  Rural   PC20  Ratio 

Employees                               3                       2,210  737 

Output $540,000 $787,100,000 1,458 

Wages/Salaries $240,000 $154,200,000 643 

GDP $420,000 $279,500,000 665 

 

 
12 https://www.pioneer.co.nz/product-range/maize-for-grain/maize-grain-calculator  
13 EBITDA is a standard measure of financial performance, which can be combined with the wages and salaries paid to directly 

infer the level of GDP sustained. We leverage that relationship here to estimate ongoing contributions to GDP for maize. 
14 https://www.uwg.co.nz/content/documents/2019%20September%206%20AFIC%20Arable%20Production%20Final.pdf  
15 https://www.aucklandcouncil.govt.nz/plans-projects-policies-reports-bylaws/our-plans-strategies/unitary-plan/history-

unitary-plan/documentssection32reportproposedaup/appendix-3-2-14.pdf  

https://www.pioneer.co.nz/product-range/maize-for-grain/maize-grain-calculator
https://www.uwg.co.nz/content/documents/2019%20September%206%20AFIC%20Arable%20Production%20Final.pdf
https://www.aucklandcouncil.govt.nz/plans-projects-policies-reports-bylaws/our-plans-strategies/unitary-plan/history-unitary-plan/documentssection32reportproposedaup/appendix-3-2-14.pdf
https://www.aucklandcouncil.govt.nz/plans-projects-policies-reports-bylaws/our-plans-strategies/unitary-plan/history-unitary-plan/documentssection32reportproposedaup/appendix-3-2-14.pdf


 

INSIGHT | ECONOMICS    15 

5.2 Other Economic Benefits of PC20 

Compared to ongoing rural production, PC20 will also enable and sustain a range of other economic 

benefits, including: 

• Enabling greater critical mass to establish around the airport over time, which will help 

achieve agglomeration benefits. These are a type of economic efficiency that arises through 

the co-location of economic activities, which helps reduce transport costs and lift the average 

productivity of firms (for example, through the sharing of labour, assets, and ideas);  

• Maximising infrastructure efficiency by spreading the costs of bulk network upgrades over a 

greater land area and/or a larger number of lots; 

• Creating synergies with planned investments in roading and wastewater capacity, particularly 

the Southern Links, while ensuring a planned and integrated approach to land use and 

infrastructure provision; 

• Enabling the site’s locational benefits to be maximised, including its multimodal potential 

(connecting road and rail with air); 

• Providing an easily accessible employment node to meet employment growth arising from the 

adjacent Peacocke growth cell; and 

• Providing certainty to encourage investment in the airport. 
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6. Summary and Conclusion 

Our PC20 assessment and the latest HBA for the sub-region both show that extra industrial land will 

be needed to meet future demand, particularly in and around Hamilton City. Recently-released data 

support this and reveal much stronger demand than anticipated, by us and the in latest HBA. 

Accordingly, we consider that the proposal is needed to meet short- to medium-term NPSUD 

obligations, as per clause 3.6(1)(a) of the NPS HPL. 

In terms of the overall economic costs and benefits of the proposal relative to rural production, as per 

3.6(1)(c) of the NPS HPL, the proposal will create significant one-off economic stimulus during 

construction and then sustain thousands of full time jobs and generate more than $150 million in 

household wages and salaries. 

If used for rural production, however, the PC20 land will sustain full time work for only three people, 

and have trivial impacts on regional GDP, wages, and salaries. At the same time, PC20 enables a wide 

range of other long-term economic benefits to be realised. 

Accordingly, the overall long-term economic benefits of PC20 far outweigh those of rural production.  
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1.0 EXECUTIVE SUMMARY 

Titanium Park Limited (TPL) and Rukuhia Properties Limited (RPL) have jointly made a request for 
a plan change (Proposed Plan Change 20 (PPC20)) to the Waipa District Plan to extend the Airport 
Business Zone.  AgFirst Waikato (2016) Ltd has been engaged by TPL to provide an assessment 
that assesses PPC20 against the National Policy Statement – Highly Productive Land (NPS-HPL).  
The TPL land that is subject to the NPS_HPL consists of an area of approximately 62.9 ha (the 

Site).  TPL wish to rezone this land from Rural to Industrial as part of PPC20.   

The Site is used to grow maize silage and maize grain between September/October through till 
March/April.  Over the winter, annual ryegrass is grown and harvested for silage.  Pasture silage 
is harvested from permanent pasture on areas that are unsuitable for growing maize.  With rapidly 
rising input costs, the returns for marginal yields will be reduced, and consideration will need to 
be given regarding the optimum land use for the Site.  When discussing the long-term productivity 
of the site, with expenses and input costs rapidly rising, the current system may not be 
economically viable beyond 30 years. Based on direct observations over many years, AgFirst is of 
the view that significant areas of this site are moderately to severely impacted by summer dry. 
 
AgFirst has had the Site mapped by Hanmore Land Management using an appropriate scale and 
methodology to provide a breakdown of the soils across the Site.  Most of the Site has been 
classified as LUC 2s. This indicates that the soils are in the of high-quality category and highly 
versatile, with this classification being suitable for most productive agricultural systems.  The slope 
of the Site is relatively flat land with some rolling to strongly rolling to the south and east of the 
Site.  This area has been captured by the LUC 2e and LUC 3e polygons.  The majority of the farm 
consists of soils that are free draining, however due to the characteristics of these loamy and 
sandy soils, they are very prone to summer droughts.  Additionally, there are areas within the Site 
with moderate wetness limitations (LUC 3w), that would make these areas unsuitable for many 
crops and horticultural systems.  These characteristics have contributed to below average 
cropping yields, when compared to the Waikato region.  
 
With regard to land use potential, there are land use restrictions on what this Site can be used 
for, such as conversion of this land to dairy, dairy support and commercial vegetable production.  
For consent to be granted, the enterprise must demonstrate that the proposed land use does not 
have any more impact on the catchment than during the baseline year. 
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Overall, while the land and soils within the TPL Site are categorised as high-quality under the NPS-
HPL (LUC 2 and LUC 3), the practical likelihood of any sustained existing or intensive agricultural 
operation would be restricted due to: 

➢ Surrounding land uses not being in land-based primary production

» Airport, motorway, the adjacent business zoned land, Peacockes Rd interchange

➢ Soil conditions

» Summer dry, causing reduced yields

» Requirement for freshwater irrigation for any intensification or land use change into
horticulture or commercial vegetable operations

➢ Lack of expansion or improvement options

» Due to national regulations restricting intensification into various land uses

» Due to physical boundaries and amalgamation opportunities

➢ Alternative industrial options within the Waipa district
» Most alternative options have a greater proportion of highly productive land and less

restrictions for expansion and growth with regards to productive capacity.

We have provided a commentary on alternative rezoning opportunities within the same locality 
as prescribed by section 3.6(1)(b) of the NPS-HPL.  To do this AgFirst has assessed the productive 
use of land (and the vicinity) that has either been identified by WDC as potential industrial growth 
cells or is a logical expansion of an existing growth cell within the district.  Given the constraints 
identified for the HPL Site, and a comparison against other growth cells, AgFirst believes that the 
re-zoning of the TPL Site meets the requirements of the NPS-HPL Clause 3.6 (1)(b) and (c), where 
land surrounding other identified growth cells within the district have greater productive capacity 
and potentially higher productive land than the rezoning proposal at the Site.  

It is AgFirst’s opinion that allowing the PPC20 to proceed from rural to industrial zone will have a 
less material impact of the district’s productive capacity than developing additional greenfield 
sites that have fewer productive constraints.   

With regards to loss of productive capacity, AgFirst does not consider that the loss of the well 
below average yields from this site will have a significant loss on the district’s production, and the 
conversion of the land into industrial zone would not cause any fragmentation or further 
disruption of additional highly productive land.  
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2.0 BACKGROUND 

Titanium Park Limited (TPL) and Rukuhia Properties Limited (RPL) have jointly made a request for 
a plan change (Proposed Plan Change 20 (PPC20)) to the Waipa District Plan to extend the Airport 
Business Zone.  AgFirst Waikato (2016) Ltd has been engaged by TPL to provide an assessment 
that assesses PPC20 against the National Policy Statement – Highly Productive Land (NPS-HPL).   
This relates to an assessment on whether it is considered PPC20 meets the circumstances in which 
urban rezoning may be undertaken as set out in Section 3.6 of the NPS-HPL. AgFirst is a suitably 
qualified agribusiness consultancy that has a wealth of experience in assessments relating to 
productive capacity, primary production and soil versatility. The RPL site has been assessed in a 
separate report.   
 
41 ha of the TPL land is already zoned Airport Business Zone under the Waipa District Plan (WDP) 
and is therefore not subject to the NPS-HPL (shown in red in Figure 1). TPL wish to rezone the 
remaining Rural zoned land to Industrial (see blue overlay on Figure 1), which is approximately 
62.9 ha and it is this portion of the site that is subject to this assessment (the Site).  Adjoining the 
Site to the east and south is the Airport Business Zone, to the north the Lowe Road / Peacockes 
Road approved designation and to the west RPL, which has previously had a land use change from 
rural production into research and development (shown in green in Figure 1).  
 
FIGURE 1: PLAN CHANGE SITE  
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3.0 PROPERTY SUMMARY AND EXISTING LAND USE 

The Site highlighted in Blue in Figure 1 shows a parcel of land that extends over several titles, 
owned/or to be owned by TPL.  The Site is currently used to grow maize silage and maize grain 
between September/October through till March/April.  Over the winter annual ryegrass is grown 
and harvested for silage.  Pasture silage is harvested from permanent pasture on areas that are 
unsuitable for growing maize.  The property was used as a dairy operation up until 2019, when 
the dairy shed and infrastructure were decommissioned.   
 
The following financial review has been based on the recent (2022) management report for the 
Waikato Regional Airport and a sensitivity analysis to provide a comparative assessment to 
regional gross margins for maize and pasture silage.  The production information is based on the 
wider land holding, including the 41 ha that has already been zoned Airport Business Zone and 
which is not subject to this assessment or the NPS-HPL.   
 
MAIZE SILAGE 
Yield for 2021-2022 season: 18 tDM/ha 
 

 
 
The maize silage was sold at a standing cost of 32 c/kgDM.  
Providing a gross margin of $2,467 per ha from which standard overheads (rates, repairs and 
maintenance, interest etc) must be deducted. 
 
MAIZE GRAIN 
Yield for 2021-2022 season: 11 tDM/ha 
 

 
 
The maize grain was sold at a standing cost of $610 per tonne dry (14% moisture).  
Providing a gross margin of $2,385 per ha. 
 
  

18 19 20 21 22

28 $1,747 $2,027 $2,307 $2,587 $2,867

30 $2,107 $2,407 $2,707 $3,007 $3,307

32 $2,467 $2,787 $3,107 $3,427 $3,747

SENSITIVITY ANALYSIS

Maize silage yield (tDM/ha)

c/
kg

D
M

 

st
an

di
ng

Gross margin per hectare ($/ha)

Maize grain yield (tDM/ha)

10 11 12 14

580 $1,553 $2,055 $2,557 $3,560

600 $1,753 $2,275 $2,797 $3,840

610 $1,853 $2,385 $2,917 $3,980

620 $1,953 $2,495 $3,037 $4,120

SENSITIVITY ANALYSIS

Gross margin per hectare ($/ha)

G
ra

in
 p

ri
ce

 

($
/t

D
M

)
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ANNUAL PASTURE SILAGE 
Yield for 2021-2022 season: A first cut was taken over the maize silage area in July with a yield of 
2.0 tDM/ha. A second cut was taken over the entire maize area (silage and grain) in September 
with yield of 1.5 tDM/ha.  This has provided a total annual pasture silage yield of 2.7 tDM/ha 
(averaged over maize silage and maize grain areas).  
 

 
 
The annual pasture silage was sold at a standing cost of 27 c/kgDM in July and 28 c/kgDM in 
September (with a weighted average of 27.6 c/kgDM). 
Providing a total gross margin of $345 per ha over the combined two cuts of silage. 
 
PASTURE SILAGE 
Annual DM yield for 2021-2022 season: 6.7 tDM/ha (27 silage bales per ha @ 248 kgDM per bale). 
 

 
 
The pasture silage was purchased off the owner by the contractor at $35 per bale (14 c/kgDM), 
with the intention to on sell these at market price (between $100 - $150 per bale). The contractor 
has paid for the fertiliser and all cropping and harvesting costs.  This provides a gross margin of 
$831 per ha for the pasture silage.  Due to the escalation in fertiliser costs, the price of replacing 
the nutrient is estimated at 20c/kgDM per hectare from this enterprise. 
 
The total income from the TPL Site from the various operations has been presented in the table 
below. This is expressed as earnings before interest, taxes, depreciation, and amortisation 
(EBITDA).   
 

 

1.5 2.0 2.5 2.7 3.0

27 $5 $140 $275 $329 $410

27.6 $14 $152 $290 $345 $428

28 $20 $160 $300 $356 $440

SENSITIVITY ANALYSIS

Gross margin per hectare ($/ha)
Annual ryegrass yield (tDM/ha)

c/
kg

D
M

 

st
an

di
ng

25 27 30 35 40

25 $511 $561 $636 $761 $886

35 $761 $831 $936 $1,111 $1,286

45 $1,011 $1,101 $1,236 $1,461 $1,686$ 
pe

r 
ba

le

SENSITIVITY ANALYSIS

Gross margin per hectare ($/ha)
Annual ryegrass yield (bales/ha)

TITANIUM PARK LTD (62.9 ha) $

Cropping net income

  - 30 ha maize silage/annual ryegrass @ $3,209/ha $96,270

   - 21 ha maize grain/annual ryegrass @ $3,127/ha $65,667

   - 11.9 ha permanent pasture silage @ $831/ha $9,675

Other expenses (rates/R&M) - ESTIMATE -$20,000

EBITDA $151,612

EDITDA/hectare $2,410
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4.0 REGULATORY FRAMEWORK 

4.1 Waipa District Plan 

The property falls into the Waipa District and is subject to the WDP. As such, the WDP protects 
against the removal of high-class soils that can be used for primary production1.  Under the WDC 
plan, High class soils are defined as “soils of land use capability classes I and II (excluding peat 
soils), and soils of land use capability class IIIe1 and IIIe5 classified as allophanic soils using the 
New Zealand soil classification”.  
 
4.2 Waikato Regional Policy Statement 

The relevant objective and policy from the RPS are: 
LF-O5 – High class soils “The value of high class soils for primary production is recognised and high 
class soils are protected from inappropriate subdivision, use or development.”  
 
LF-P11 – High class soils “Avoid a decline in the availability of high class soils for primary production 
due to inappropriate subdivision, use or development” 
 
The objective and policy place an emphasis on protecting highly productive land from 
‘inappropriate subdivision, use or development’.  We note that the rezoning that is sought under 
PPC20 effectively acts as an expansion of an existing strategic industrial node within the region.  
There is already 40 ha of Northern Precinct (which totals 130 ha) that has a live Airport Business 
zoning and PPC20 seeks to expand this to achieve a consolidated form that will achieve a well-
functioning urban environment that is sought by Objective 1 of the NPSUD 2020.  In this context, 
the rezoning that PPC20 is seeking to achieve will not result in ‘inappropriate subdivision, use or 
development.  
 
The RPS includes the following definitions2: 
high class soils “those soils in Land Use Capability Classes I and II (excluding peat soils) and soils in 
Land Use Capability Class IIIe1 and IIIe5, classified as Allophanic Soils, using the New Zealand Soil 
Classification.”  
 
Primary production: ”means the commercial production of raw material and basic foods, and 
which relies on the productive capacity of soil or water resources of the region. This includes the 
cultivation of land, animal husbandry/farming, horticulture, aquaculture, fishing, forestry, or 
viticulture. It does not include hobby farms, rural residential blocks, or land used for mineral 
extraction.” 
 
  

 
1 WDP Policy - Protect the rural soil resource (4.3.1.4) 
2 https://eplan.waikatoregion.govt.nz/eplan/#Rules/0/916/1/0/0 

https://eplan.waikatoregion.govt.nz/eplan/#Rules/0/916/1/0/0
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4.3 National Policy Statement 

In September 2022, the Ministry for the Environment (MFE) and the Ministry for Primary 
Industries (MPI) released the NPS-HPL.  The single objective of the NPS-HPL is “Highly productive 
land is protected for use in land-based primary production, both now and for future generations.”  

Land-based primary production means “production, from agricultural, pastoral, horticultural, or 
forestry activities, that is reliant on the soil resource of the land”.  

Productive capacity, in relation to land, means “the ability of the land to support land-based 
primary production over the long term, based on an assessment of: 

a. physical characteristics (such as soil type, properties, and versatility); and
b. legal constraints (such as consent notices, local authority covenants, and easements); and
c. the size and shape of existing and proposed land parcels”.

Although PPC20 was lodged with Waipa District Council before the commencement of the NPS-
HPL Policy 5 of the NPS-HPL has relevance and reads: “The urban rezoning of highly productive 
land is avoided, except as provided in this National Policy Statement”. Clause 3.6 is the relevant 
clause as it provides Tier 1 and 2 territorial authorities may allow urban rezoning of highly 
productive land in accordance with the matters contained within it.  

In summary the NPS-HPL aligns with the WDP and the Waikato Regional Policy Statement, where 
it identifies LUC Class 1, 2 and 3 (as mapped by the New Zealand Land Resource Inventory or by 
any more detailed mapping that uses the Land Use Capability classification) as being the most 
versatile land, with the fewest limitations on its use, and therefore highly productive land.  

As noted above Clause 3.6 sets out the circumstances in which urban rezoning may be undertaken 
and is detailed below: 

3.6 Restricting urban rezoning of highly productive land 
1) Tier 1 and 2 territorial authorities may allow urban rezoning of highly productive land only

if:
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.

2) In order to meet the requirements of subclause (1)(b), the territorial authority must
consider a range of reasonably practicable options for providing the required development
capacity, including:
a) greater intensification in existing urban areas; and
b) rezoning of land that is not highly productive land as urban; and
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c) rezoning different highly productive land that has a relatively lower productive
capacity.

3) In subclause (1)(b), development capacity is within the same locality and market if it:
a) is in or close to a location where a demand for additional development capacity has

been identified through a Housing and Business Assessment (or some equivalent
document) in accordance with the National Policy Statement on Urban Development
2020; and

b) is for a market for the types of dwelling or business land that is in demand (as
determined by a Housing and Business Assessment in accordance with the National
Policy Statement on Urban Development 2020).

4) Territorial authorities that are not Tier 1 or 2 may allow urban rezoning of highly productive
land only if:
a) the urban zoning is required to provide sufficient development capacity to meet

expected demand for housing or business land in the district; and
b) there are no other reasonably practicable and feasible options for providing the

required development capacity; and
c) the environmental, social, cultural and economic benefits of rezoning outweigh the

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.

5) Territorial authorities must take measures to ensure that the spatial extent of any urban
zone covering highly productive land is the minimum necessary to provide the required
development capacity while achieving a well-functioning urban environment.

AgFirst will address (in part) 3.6 subclause (1)(c) and (2)(b) and (c) in this report by assessing the 
productive capacity of the PPC20 and comparing this with additional localities surrounding the 
Waipa District growth cells that would be deemed to be a ‘other reasonably practicable and 
feasible options’.  
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5.0 LAND USE CAPABILITY CLASSIFICATION 

The LUC Classification system has been used in New Zealand to help achieve sustainable land 
development and management on farms.  The LUC classification categorises land areas or 
polygons into classes, subclasses, and units according to the land’s capability to sustain productive 
use.  This is summarised in Figure 2 below. 

FIGURE 2: COMPONENTS OF THE LAND USE CAPABILITY CLASSIFICATION3 

AgFirst has engaged Ian Hanmore – Land Management4 to map the Site in accordance with the 
NPS-HPL.  LUC mapping was carried out in accordance with the methods described in the 3rd 
Edition of the Land Use Capability Survey Handbook (Lynn et al 2009).  This process involves 
making a land resource inventory (LRI) of the property in which soil types, soil parent materials, 
land slopes, erosion type and severity and land cover are recorded.  Whenever any of these land 
features change a new unit is made.  The mapping was completed to a scale of 1:6,000, which is 
suited to paddock and farm sized soil assessments. 

Specific field work activities include digging and describing soil profiles on each landform with 
supporting holes dug or profiles observed on bank/drain cuttings to establishing soil boundaries, 
measuring slopes with a clinometer, and gathering any other data that may be of assistance in 
assessing the suitability of the land for primary production such as erosion, susceptibility of the 
land to flooding, winter wetness and/or cold, high temperatures, exposure to salt winds, aspect, 
and accessibility.   

This information was then used to determine the specific LUC units, as described in the Land Use 
Capability Extended Legend for the Waikato Region in the New Zealand Land Resource Inventory 
Worksheets (National water and soil conservation organisation) for the area.  At times when 
mapping at a scale finer than that used in the worksheets of 1:63,360, new LUC units are recorded 
and are noted with an * in the LUC description table.  Under the NPS-HPS, highly productive land 
has been defined as LUC classification of 1, 2 and 3 soils.   

3 Lynn, I.H, Manderson, A.K, Page, M.J, Harmsworth, G.R, Eyles, G.O, Douglas, G.B, Mackay, A.D, Newsome, P.J.F. 
(2009). Land Use Capability Survey Handbook – a New Zealand handbook for the classification of land 3rd ed. 
Hamilton, AgResearch; Lincoln, Landcare Research; Lower Hutt, New Zealand. GNS Science. 
4 www.hlm.co.nz/about - MAppSc 

http://www.hlm.co.nz/about
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6.0 ASSESSMENT RESULTS 

This Section presents the results and outcomes from the LUC and soil assessment based on the 
Hanmore Land Management survey and the New Zealand soils resources and database.  

6.1 Land Use Capability Assessment 

AgFirst has had the Site re-mapped using an appropriate scale and methodology as discussed in 
Section 5 to provide a breakdown of the Site. The LUC classifications for the Site are presented in 
Table 1 and in Figure 3.  Below is a summary of the LUC classifications present on the Site. 

Most of the Site has been classified as LUC 2s 1. This indicates that the soils are in the of high-
quality category and highly versatile, with this classification being suitable for most productive 
agricultural systems.  The slope of the Site is relatively flat land with some rolling to strongly rolling 
to the south and east of the Site.  This area has been captured by the LUC 3e polygon.  A contour 
map of the Site using the Waikato Regional Council (WRC) 1 metre Lidar data has been presented 
in Figure 4.  The majority of the farm consists of soils that are free draining, however due to the 
characteristics of these loamy and sandy soils, they are very prone to summer droughts. 
Additionally, there are areas within the Site with significant wetness limitations, that would make 
these areas unsuitable for many crops and horticultural systems.   

LUC 2s 1 

» Horotiu sandy loam – Te Kowhai silt loam complex
» Flat to gently undulating plains and terraces comprising a mosaic of well drained yellow-brown

loams and imperfectly drained gley soils.
» Land use suitability: Intensive grazing, intensive cropping, cereal cropping, horticulture

cropping, orcharding, production forestry

LUC 2e 2 

» Hamilton clay loam
» Undulating to rolling slopes on brown granular loams and clays over various lithologies

excluding basalt with a slight erosion hazard when cultivated. Contour cultivation
recommended

» Land use suitability: Intensive grazing, intensive cropping, horticulture cropping, orcharding,
viticulture, production forestry

LUC 3e 3 

» Hamilton clay loam
» Rolling slopes on brown granular loams and clays over various lithologies excluding basalt,

with a slight to moderate erosion hazard when cultivated.  Contour cultivation required.
» Land use suitability: Intensive grazing, cereal cropping, horticulture cropping, orcharding,

viticulture, production forestry

LUC 3w 4 

» Te Kowhai silt loam
» Low laying areas on low river terraces and plains with gleyed soils which have a continuing

moderate wetness limitation after drainage.
» Drainage required; Stop banks required in some places
» Land use suitability: Limited cropping, grazing



Hanmore Land Management Ltd 
260c Awaroa River Road 

Abbey Caves, Whangarei 0110 
P:021 201 3441 
info@hlm.co.nz 

www.hanmorelandmanagement.co.nz. 

LUC descriptions taken from field work and the Land Use Capability Extended Legend for the Waikato Region. 
Note: LUC unit with a * indicates a new unit for this property and one that is not present in the extended legend. 

Resource 
information  

Luc unit 
Total area 

(ha) 
Parent material Dominant soil type Slope Land Cover 

Erosion degree & severity 
Landuse suitability 

Stock carrying 
capacity (su/ha) Management Requirements 

Actual Potential 

2e 2 

Undulating to rolling slopes on brown 
granular loams and clays over various 
lithologies excluding basalt with a slight 
erosion hazard when cultivated. 

3.9 Hamilton ash over rhyolitic 
terrace alluvium and 
greywacke. 

Hamilton clay loam B, B/C Maize Nil  Slight sheet and 
rill when 
cultivated. 

Intensive grazing 
Intensive cropping 
Horticulture cropping 
Orcharding  
Viticulture 
Production forestry 

Average:     16 
Top:     18 
Potential:      22 

• Contour cultivation recommended

2s 1 

Flat to gently undulating plains and terraces 
comprimising a mosaic of well drained 
yellow-brown loams and imperfectly 
drained gley soils. 

53.8 Rhyolite alluvium with admixed 
andesite ash 

Horotiu sandy loam – Te Kowhai silt loam 
complex 

A Maize Nil  Nil Intensive grazing 
Intensive cropping  
Cereal cropping 
Horticulture cropping 
Orcharding  
Production forestry  

Average:  14 
Top:     18 
Potential:    22 

3e 3 

Rolling slopes on brown granular loams and 
clays over various lithologies excluding 
basalt, with a slight to moderate erosion 
hazard when cultivated. 

2.0 Hamilton ash over pumiceous 
alluvium. 
Ignimbrite, sandstone, 
siltstone, limestone, and grey 
wacke. 

Hamilton clay loam C Maize Nil Slight to moderate 
sheet and rill 
when cultivated.  

Intensive grazing, 
Cereal cropping, 
Horticultural cropping. 
Orcharding 
Viticulture 
Production forestry. 

Average:      15 
Top:     18 
Potential:      22 

• Contour cultivation required.

3w 4* 

Low laying areas on low river terraces and 
plains with gleyed soils which have a 
continuing moderate wetness limitation 
after drainage. 

5.2 Alluvium Te Kowhai silt loam A Maize Nil Nil Limited cropping 
Grazing  

Data not 
available 

• Drainage required.

• Stop banks required in some places

TABLE 1:  LAND USE CAPABILITY CLASSIFICATION 

mailto:info@hlm.co.nz
http://www.hanmorelandmanagement.co.nz/
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FIGURE 4: TPL CONTOUR MAP 
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7.0 LAND USE POTENTIAL 

The Site, according to the LUC Map is largely on versatile soils and classified as LUC 2 and LUC 3 
land.  In theory this means that the site has potential for a wide range of agricultural and 
horticultural activities.  However, in practice, some of the soil characteristics outlined in 
Section 6.1 reduces the overall versatility of the Site.   

As discussed in Section 3, the current land use is mixed arable, with maize silage, maize grain, 
annual rye grass silage and pasture silage harvested.  The yields from the Site do not 
demonstrate that the land is highly productive, with below average yields harvested over the 
2021-2022 season. With rapidly rising input costs, the returns for marginal yields will be 
reduced, and consideration will need to be given regarding the optimum land use for the Site. 
When discussing the long-term productivity of the site, with expenses and input costs rapidly 
rising, the current system may not be economically viable beyond 30 years.   

In terms of potential for pasture growth, dry matter production is estimated at 13 tDM/ha. 
With less than 7tDM/ha taken of the year-round pastoral areas as silage.  Estimated stock 
carrying capacity is 16 – 18 SU/ha. A system that allows stock numbers to be reduced in 
response to summer dry is required to provide the flexibility to accommodate soil moisture 
conditions. 

Based on direct observations over many years, AgFirst is of the view that significant areas of 
this site are moderately to severely impacted by summer dry. In terms of maize yields this 
would be estimated to be impacted two years out of five. 

As there are large areas of free draining soils within the Site, while this helps over the winter 
and wet periods, these soils are also prone to drying out very quickly over summer and 
stressing the plants.  Thus, that is why the maize silage yields are lower than average for the 
region.  For any higher value cropping or horticultural system, freshwater irrigation would be 
recommended/required.   

Climate change will have a direct influence across the Waikato and beyond.  Figure 5 and 6 
have been generated using the NIWA Future Climate predictive tool. 

The two midpoint representative concentration pathways for greenhouse gas in the 
atmosphere of 4.5 and 6.0 have been used to generate the reports, with data presented 
through until 2050. 

The light free draining nature of the soils across much of the site do reach wilting point earlier 
than other soils in the Waikato. It is reasonable to predict that this site will have greater adverse 
summer impacts than other soils in the region. 
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FIGURE 5: HAMILTON SUMMER TEMPERATURES PREDICTED BY NIWA FUTURE CLIMATE 

 
 
FIGURE 6: HAMILTON HOT DAYS 
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Based on the National Environmental Standards for Freshwater (NES-F) and Proposed Waikato 
Regional Plan Change 1 (PC1), there are land use restrictions on what this Site can be used for.  
The following would be considered either a discretionary activity or non-complying activity: 
 
» Conversions of land on farm to dairy farm land (NES-F) 
» Use of land as dairy support land (NES-F) 
» Any change in the use of land to commercial vegetable production (PC1) 
 
Therefore, a land use change consent would be required to convert land use, pending the 
baseline land use at the time of the reference period.  For consent to be granted, the enterprise 
must demonstrate that the proposed land use does not have any more impact on the 
catchment than during the baseline year.    
 
We note that care also must be given to what type of rural production could be established 
next to an operational airport. For example, certain crops have the potential to attract high 
levels of bird activity, especially if plants are left unharvested if the harvesting period is missed 
for a period of time.  Increased bird activity next to the airport would increase the risk of bird 
strike and create an aeronautical safety hazard, which would likely rule those crops / rural 
production out as a viable alternative.  
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8.0 ASSESSMENT OF ALTERNATIVE GROWTH CELLS IN WAIPA 

This section provides an analysis of the other industrial growth cells within the Waipa District 
in response to the requirements of s3.6(1)(b) of the NPS-HPL.  
 
AgFirst has assessed the productive use of the subject land that has been identified by WDC as 
potential industrial growth cells to determine whether there are any other reasonably 
practicable and feasible options for providing additional development capacity (i.e. are there 
already identified growth cells that are not on highly productive land or lower productive 
capacity).   
 
To do this we have identified the opportunities that exist within the Waipa District (being the 
same locality and market as the PPC20) that have either already been identified as a future 
growth area within the Waipa District Plan, or logical expansions to existing industrial nodes 
within the Waipa District.  For the latter, we identified a number of industrial growth nodes 
within the WDP that either have been developed or have a live industrial zoning and assessed 
any undeveloped rural land that surrounds these areas that would be a reasonable and 
practicable alternative option to PPC20.  
 
This comparative assessment has taken into account a range of characteristics, which are 
relevant to the relative productive potential including: 
 

➢ Size of growth cell 

➢ Current and surrounding land use  

➢ NZLRI LUC classification, soil characteristics and drainage 

➢ Environmental constraints and risk 

➢ Economic limitations arising from small, fragmented portions of land and its productive 
potential 

➢ Land use limitations 
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8.1 Growth Cell C8 – Hautapu West  

This site is zoned as Hautapu Industrial Structure Plan Area.  There is limited potential for 
expansion of industrial activity in this area, as the surrounding areas to the north and east 
already zoned industrial, with the south bounded by the Waikato Expressway.  Land 
immediately to the west is a mix of fragmented rural lifestyle blocks, including a plant nursery. 
If this industrial zone were to expand, the only viable areas would be to the west.  
 
The soils in the vicinity are largely free draining allophanic soils, imperfectly drained brown soils 
and poor draining gley soils (S-Map Figure 7) which are all relatively flat. The productive 
potential based on the soils and LUC of this growth cell and its vicinity is high, with only LUC 1 
and LUC 2 soils present.  The productive capacity of this area also presents better access to 
supporting primary industries, with established vegetable production a nursery and dairy farms 
in the vicinity of the Site.   
 

Growth cell size 55.4 ha 

Current land use Industrial zone – previous drystock grazing  

Current planning zone Hautapu Industrial Structure Plan Area 

Surrounding land use Specialised Dairy Industrial Area & Rural Zone. 
Plant nursery, rural lifestyle blocks and dairy farm to the east 

NZLRI LUC classification LUC 1 and LUC 2 Figure 8) 

Soil characteristics 

 
Environmental constraints N/A 

Economic limitations Motorway to the south and industrial area to the west 

Land use potential Industrial use, potential horticultural or commercial 
vegetable operation with adjacent plant nursery and 
asparagus operations 

Comparison to PPC20 The vicinity of Growth Cell – C8 has a higher productive 
capacity compared to PPC20. With higher quality soils (LUC 
1 and LUC 2) and established productive systems offering 
higher versatility and land use. 



 

 

FIGURE 7: GROWTH CELL – C8 S-MAP SOILS 

   



 

 

FIGURE 8: GROWTH CELL – C8 LUC MAP 
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8.2 Growth Cell C9 – Hautapu West  

This site is zoned as Hautapu Industrial Structure Plan Area.  There is potential land available 
for industrial expansion in this area to the north and west.  Land immediately to the west is a 
mix of fragmented rural lifestyle blocks, including a plant nursery.  Land to the north is a 
mixture of arable, production vegetable (asparagus), the Monarch Farms horse stud (owned 
by Sir Patrick and Lady Hogan) and large lot residential lifestyle.  The areas to the east are 
already zoned industrial, with the south bounded by the Waikato Expressway.  
 
The soils in the vicinity are largely free draining allophanic soils, imperfectly drained brown soils 
and poor draining gley soils (S-Map Figure 9) which are all relatively flat. The productive 
potential based on the soils and LUC of this growth cell and its vicinity is high, with only LUC 1 
and LUC 2 soils present.  The productive capacity of this area also presents better access to 
supporting primary industries, with established commercial vegetable production, a nursery, a 
high performance horse stud and dairy farms in the vicinity of the Site .   
 

Growth cell size 35.0 ha 

Current land use Industrial zone – previous drystock grazing 

Current planning zone Hautapu Industrial Structure Plan Area 

Surrounding land use Specialised Dairy Industrial Area & Rural Zone. 
Plant nursery, rural lifestyle blocks and dairy farm to the east, 
commercial vegetable farm, mixed arable and horse stud to 
the north and northwest.  

NZLRI LUC classification LUC 1 and LUC 2 (Figure 10) 

Soil characteristics 

 
Environmental constraints N/A 

Economic limitations Size constraints of individual lots, motorway to the south and 
industrial area to the west 

Land use potential Industrial use, potential horticultural or commercial 
vegetable operation with adjacent plant nursery and 
asparagus operations 

Comparison to PPC20 The vicinity of Growth Cell – C9 has a much higher productive 
capacity compared to PPC20. With higher quality soils (LUC 
1 and LUC 2) and established productive systems offering 
higher versatility and land use.  There are also very few 
physical constraints to the north (adjoining farms) 



 

 

FIGURE 9: GROWTH CELL – C9 S-MAP SOILS 

   



 

 

FIGURE 10: GROWTH CELL – C9 LUC MAP 
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8.3 Growth Cell C10 – Hautapu East  

Growth Cell C10 consists of a mixture of rural (green outline on Figure 12) and industrial (Blue 
outline on Figure 12) zoned land.  There is potential land available for industrial expansion in 
this area (beyond the Bardowie Industrial Precinct) to the north and east, and to the west of 
Bruntwood Road.  The current land use to the north are dairy farms, with maize and drystock 
blocks to the east and a horse stud to the northwest.  This area is identified as a development 
area beyond 2035 within Appendix S1 – Future Growth Cells within the Waipa District Plan.  
 
The majority of the soils in this vicinity are free draining allophanic soils, imperfectly drained 
brown soils and poor draining gley soils (S-Map Figure 11) which are all relatively flat.  The 
dominant LUC classification for Growth cell C10 is LUC 1, with some bands of LUC 2 soils 
covering the dairy farm to the north.  The productive potential based on the soils and LUC of 
this growth cell and its vicinity is high, with only LUC 1 and LUC 2 soils present.  The productive 
capacity of this area also presents better access to supporting primary industries, with 
established commercial vegetable production, a nursery, a high performance horse stud and 
dairy farms in the vicinity of the Site 
 
Outside the already zoned industrial area to the southwest, there are very few primary 
production constraints, which means the land has very high versatility.  The dairy farm is 
currently operational and is adjoining other dairy farms, while the maize and drystock areas to 
the southeast are currently utilised by the Hautapu Fonterra dairy factory for wastewater 
irrigation.   
 
This growth cell also provides less land use restrictions (ability to farm more intensively as a 
dairy support or dairy grazing operation without requiring resource consent), which provides 
more agricultural opportunity and diversity.   
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Growth cell size 250.0 ha 

Current land use Dairy farm, maize and arable crops, drystock and industrial 

Current planning zone Rural Zone & Bardowie Industrial Precinct Structural Plan Area 

Surrounding land use Rural Zone 
Dairy farm to the north and east, industrial, horse stud and 
dairy farms to the west, residential to the south 

NZLRI LUC classification LUC 1 & LUC 2 (Figure 12) 

Soil characteristics 

 

Environmental constraints Wastewater irrigation for the Hautapu dairy factory 

Economic limitations Land is reliant on receiving wastewater irrigation as part of the 
Fonterra Hautapu wastewater irrigation scheme 

Land use potential Industrial use, dairy farming, arable cropping, potential 
horticultural or commercial vegetable operation with nearby 
facilities, drystock 

Comparison to PPC20 The vicinity of Growth Cell – C10 has similar or higher quality 
soils (LUC 1 and LUC 2) and established productive systems 
offering higher versatility and land use.  There are also very few 
physical constraints with large parcel areas and less 
fragmented land, unconstrained land use to the north and east 
with the adjoining parcels being primary production and highly 
productive soils over the entire area.  Therefore, this site 
would be considered to have a much greater long term 
productive capacity than the PPC20 site.  
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FIGURE 11: GROWTH CELL – C10 S-MAP SOILS 

 

 



 

 

FIGURE 12: GROWTH CELL – C10 LUC MAP 
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8.4 Growth Cell Bond Road – North Te Awamutu  

This site is zoned as Bond Rd Industrial Structure Plan Area.  There is rural zoned land 
potentially available for industrial expansion in this area to the north-northwest and 
southwest.  Land immediately to the south-southeast is zoned industrial, with land to the east 
and northeast zoned residential.  The rural zoned land is a mixture of arable (maize), dairy and 
drystock farms.  There is a river that borders the industrial zone to the west and south that 
may cause expansion difficulties.   
 
The soils are largely poor draining gley soils and imperfectly drained brown soils (S-Map 
Figure 13) which are all relatively flat to rolling and LUC 2. The productive potential based on 
the soils of this growth cell and its vicinity is high, with LUC 2 immediately surrounding Bond 
Road Growth Cell, with LUC 4 soils present further away.  The productive capacity of this area 
also presents better excellent access to supporting primary industries, with an established 
dairy farm and drystock operation to the north, including a large intensive dairy farm with herd 
home.   
 

Growth cell size 17.6 ha 

Current land use Industrial zone – previous arable (maize)  

Current planning zone Bond Rd Industrial Structure Plan Area 

Surrounding land use Residential (east), Industrial (south) and Rural Zone (north, 
west and southwest). 
Arable, dairy farm and drystock farming operations.  

NZLRI LUC classification LUC 2 (Figure 14) 

Soil characteristics 

 
Environmental constraints River to the west and south 

Economic limitations Residential immediately to the east 

Land use potential Industrial use, arable, drystock, dairy support, dairy 

Comparison to PPC20 The vicinity of Growth Cell – Bond Rd has a similar or slightly 
higher productive capacity compared to PPC20. With similar 
quality soils (LUC 2), but more established productive 
systems in the vicinity offering higher versatility and land 
use.  While there are limitations to the south, east and west 
with zoning and development, there are fewer physical 
constraints to the adjoining farms to the north. 



 

 

FIGURE 13: GROWTH CELL – BOND ROAD S-MAP SOILS 

    



 

 

FIGURE 14: GROWTH CELL – BOND ROAD LUC MAP 
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8.5 Growth Cell Paterangi – North Te Awamutu  

Growth Cell Paterangi consists of a mixture of rural (green outline on Figure 15) and industrial 
(Blue outline on Figure 15) zoned land.  There is potential rural land available for industrial 
expansion in this area (beyond the Industrial Structure Plan Area) to the north, east and west.  
The rural zoned area is partially identified as a development area between now and 2035 
within Appendix S1 – Future Growth Cells within the Waipa District Plan.  
 
This Site provides access to the Te Awamutu wastewater treatment plant, with the settling 
ponds and wetlands adjacent to the west. The block is currently used as a dairy farm, as with 
the adjoining land to the north, east and west – all zoned rural.  There is established industrial 
operations to the southeast. A river borders much of the Growth Cell to the west. 
 
The soils in this vicinity are a dominated by free draining allophanic soils to the north, and a 
mixture of poor draining gley soils and imperfectly drained brown soils to the south (S-Map 
Figure 15) which are rolling to strongly rolling to the north and all relatively flat to the south. 
The dominant LUC classification for the Paterangi Growth Cell is LUC 2, while the soils to the 
north are less versatile, consisting of LUC 3 and LUC 4.  The productive potential based on the 
soils and LUC of this growth cell and its vicinity is relatively high.   
 
Outside the already zoned industrial area to the southeast, there are very few primary 
production constraints, which means the land has a relatively high versatility.  The dairy farm 
is adjoining other dairy farms further, which offer expansion and amalgamation options for the 
future.   
 
This growth cell also provides less land use restrictions (ability to farm more intensively as a 
dairy farm, dairy support or dairy grazing operation without requiring resource consent), which 
provides more agricultural opportunity and diversity.   
 
The productive potential of this block is slightly better to that of the TPL towards the south, 
where the land is dominated by LUC 2, while the soils to the north are less versatile, consisting 
of LUC 3 and LUC 4.  This site also presents better access to supporting primary industries, with 
established dairy farms surrounding the growth cell to the north, east and west.   
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Growth cell size 85.8 ha 

Current land use Dairy farm  

Current planning zone Industrial Structure Plan Area and Rural Zone 

Surrounding land use Industrial (south and southeast) and Rural Zone (north, west 
and east). 

NZLRI LUC classification LUC 2, LUC 3, LUC 4 (Figure 16) 

Soil characteristics 

 
Environmental constraints River to the west and south, Wastewater treatment plant 

and wetlands to the west 

Economic limitations Wastewater treatment plant to the west 

Land use potential Industrial use, arable, drystock, dairy support, dairy 

Comparison to PPC20 The vicinity of Growth Cell – Paterangi has similar and lower 
quality soils (LUC 2, LUC 3 and LUC 4) and established 
productive systems offering moderate versatility and land 
use.  There are very few physical constraints with large parcel 
areas and less fragmented land, unconstrained land use to 
the north, east and west and east with the adjoining parcels 
being primary production and highly productive soils over 
much of the areas.  Therefore, this site would be considered 
to have a slightly higher long term productive capacity than 
the PPC20 site.  
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FIGURE 15: GROWTH CELL – PATERANGI S-MAP SOILS 

 
 



 

 

 FIGURE 16: GROWTH CELL – PATERANGI LUC MAP 
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9.0 SUMMARY 

Overall, while the land and soils within the TPL Site are categorised as high-quality under the 
NPS-HPL (LUC 2 and LUC 3), the practical likelihood of any sustained existing or intensive 
agricultural operation would be restricted due to: 

➢ Surrounding land uses not being in land-based primary production 

» Airport, motorway, the adjacent business zoned land, Peacockes Rd interchange  

➢ Soil conditions 

» Summer dry, causing reduced yields 

» Requirement for freshwater irrigation for any intensification or land use change into 
horticulture or commercial vegetable operations 

➢ Lack of expansion or improvement options  

» Due to national regulations restricting intensification into various land uses 

» Due to physical boundaries and amalgamation opportunities 

➢ Alternative industrial options within the Waipa district  

» Most alternative options have a greater proportion of highly productive land and 
less restrictions for expansion and growth with regards to productive capacity.   

 
Given the constraints identified above, and a comparison against other growth cells within 
the Waipa District that have higher proportions of highly productive land, AgFirst believes 
that the re-zoning of the TPL Site meets the requirements of Clause 3.6 (1)(b) and (c).   
 
With rapidly rising input costs, the returns for marginal yields will be reduced, and 
consideration will need to be given regarding the optimum land use for the Site.  When 
discussing the long term productivity of the site, the current system would not be economically 
viable beyond 30 years.  
 
It is AgFirst opinion that by allowing the proposed plan change to proceed from rural to 
industrial zone, it will have a less material impact of the district’s productive capacity than 
developing additional greenfield sites with fewer constraints.   
 
With regards to loss of productive capacity, AgFirst does not consider that the loss of the well 

below average yields from this Site will have a significant loss on the district’s production, and 

the conversion of the land into industrial zone would not cause any fragmentation or further 

disruption of additional highly productive land.  
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Disclaimer: 

The content of this report is based upon current available information and is only intended for the use of the party named.  All due care 
was exercised by AgFirst Waikato (2016) Ltd in the preparation of this report.  Any action in reliance on the accuracy of the information 
contained in this report is the sole commercial decision of the user of the information and is taken at their own risk.  Accordingly, AgFirst 
Waikato (2016) Ltd disclaims any liability whatsoever in respect of any losses or damages arising out of the use of this information or in 
respect of any actions taken in reliance upon the validity of the information contained within this report. 
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1.0 EXECUTIVE SUMMARY 

Titanium Park Limited (TPL) and Rukuhia Properties Limited (RPL) have jointly made a request for 
a plan change (Proposed Plan Change 20 (PPC20)) to the Waipa District Plan to extend the Airport 
Business Zone.  AgFirst Waikato (2016) Ltd has been engaged by RPL to provide an assessment 
that assesses PPC20 against the National Policy Statement – Highly Productive Land (NPS-HPL).  
 
The RPL land that is subject to the NPS-HPL consists of an area of approximately 28.5 ha (the Site).  
RPL wish to rezone this land from Rural to Industrial as part of PPC20.   
 
The Site is used as a research and development (R&D) facility by Genetic Technologies (Pioneer) 
and has an implemented resource consent to expand the current R&D facility, which will result in 
a reduction of the cropping area to three maize trial plots being 5.9 ha, 3.0 ha and 0.8 ha, providing 
a total of 9.7 ha of cropping land.  Therefore, the Site is already significantly impacted by 
fragmentation and size with regards to future land use potential. 
 
Up until the development of the expanded R&D facility, the Site and cropping grounds is focused 
on R&D for their arable seed products; therefore, any commercial returns take second priority.  
Historically, only 20.5 ha of the 28.5 ha block is harvested for sale with the balance of the land 
being used for tracks, races, buildings or trial areas.   
 
The Site has massive soil variability (as evidenced by aerial pictures taken during the maize 
growing season and yield maps). Significant areas were once part of a research apple orchard, and 
the removal of trees has resulted in substantial soil disturbance in patches.  
 
Planting of the commercial maize takes place after all the research trials have been planted using 
specialised trial planting equipment. The later planting date, plus the lack of water holding 
capacity of the soils means maize grown on this block is very prone to drought stress and yields 
are typically much lower than those in the district. Winter crops are less impacted.  In the 2022 
season, the maize silage yielded 13.5 tDM/ha which is well below the district average while the 
annual ryegrass yielded 5.5 tDM/ha.  
 
The yields generated from the Site do not demonstrate that the land is highly productive, with 
well below average yields harvested over the recent seasons. With rapidly rising input costs, the 
returns for marginal yields will be reduced, and consideration will need to be given regarding the 
optimum land use for the Site.  When discussing the long-term productivity of the site, with the 
expansion of the consented R&D facility, it is highly unlikely that land-based primary production 
will be an economically viable land use beyond 30 years.   
 
AgFirst has had the Site mapped by Hanmore Land Management using an appropriate scale and 
methodology to provide a breakdown of the soils across the Site.  Most of the Site has been 
classified as LUC 1s1 and LUC 2w3. This indicates that the soils are in the of high-quality category 
and highly versatile, with this classification being suitable for most productive agricultural 
systems.  The slope of the Site is relatively flat to gently undulating land The LUC 1s1 soils are free 
draining, however due to the characteristics of these sandy soils, they are very prone to summer 
droughts.  Production is expected to reduce over time as the area becomes hotter and drier due 
to climate change.  The LUC 2w3 soils are Te Kowhai silt loams that have a wetness limitation and 
are poorly drained. 
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With regard to land use potential, there are land use restrictions on what this Site can be used 
for, such as conversion of this land to dairy, dairy support and commercial vegetable production.  
For consent to be granted, the enterprise must demonstrate that the proposed land use does not 
have any more impact on the catchment than during the baseline year. 
 
Overall, while the land and soils within the RPL Site are categorised as high-quality under the NPS-
HPL (LUC 1 and LUC 2), the practical likelihood of any sustained existing or intensive agricultural 
operation would be restricted due to: 

 The productive capacity of the Site as a result of the R&D facility 

o Due to the consented R&D expansion leaving less than 10 ha of HPL for cropping 

o Compromised yields due to R&D trials 

 Surrounding land uses not being in land-based primary production 

o Airport, motorway, the adjacent business zoned land, Peacockes Rd interchange, Stage 
Highway 3 

 Soil conditions 

o Summer dry, causing reduced yields 

o Requirement for freshwater irrigation for any intensification or land use change into 
horticulture or commercial vegetable operations 

 Lack of expansion or improvement options  

o Due to national regulations restricting intensification into various land uses 

o Due to physical boundaries and amalgamation opportunities 
 
We have provided a commentary on alternative rezoning opportunities within the same locality 
as prescribed by section 3.6(1)(b) of the NPS-HPL.  To do this AgFirst has assessed the productive 
use of land (and the vicinity) that has either been identified by WDC as potential industrial growth 
cells or is a logical expansion of an existing growth cell within the district.  Most alternative options 
have a greater proportion of highly productive land and less restrictions for expansion and growth 
with regards to productive capacity.   
 
Given the constraints identified for the RPL Site, and a comparison against other growth cells, 
AgFirst believes that the re-zoning of the RPL Site meets the requirements of the NPS-HPL Clause 
3.6 (1)(b) and (c), where land surrounding other identified growth cells within the district have 
greater productive capacity and potentially higher productive land than the rezoning proposal at 
the Site.  
 
It is AgFirst’s opinion that allowing the PPC20 to proceed from rural to industrial zone will have a 
less material impact of the district’s productive capacity than developing additional greenfield 
sites that have fewer productive constraints.   
 
Considering that the productive nature of the RPL Site is already significantly compromised due 
to the R&D Consent, AgFirst does not consider that the loss of the well below average yields from 
this Site will have a significant loss on the district’s production, and the conversion of the land into 
industrial zone would not cause any fragmentation or further disruption of additional highly 
productive land  
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2.0 BACKGROUND 

Titanium Park Limited (TPL) and Rukuhia Properties Limited (RPL) have jointly made a request for 
a plan change (Proposed Plan Change 20 (PPC20)) to the Waipa District Plan to extend the Airport 
Business Zone.  AgFirst Waikato (2016) Ltd has been engaged by RPL to provide an assessment 
that assesses PPC20 against the National Policy Statement – Highly Productive Land (NPS-HPL).   
This relates to an assessment on whether it is considered PPC20 meets the circumstances in which 
urban rezoning may be undertaken as set out in Section 3.6 of the NPS-HPL. AgFirst is a suitably 
qualified agribusiness consultancy that has a wealth of experience in assessments relating to 
productive capacity, primary production and soil versatility.  The TPL site has been assessed in a 
separate report.   
 
RPL wish to rezone the Rural zoned land to Industrial (see green overlay on Figure 1), which is 
approximately 28.5 ha and it is this site that is subject to this assessment (the Site).  Adjoining the 
Site to the east and south is Titanium Park and the Airport Business Zone, to the north some rural 
residential lifestyle blocks and the Southern Links designation and to the west is State Highway 3 
and further rural zoned land.  
 
FIGURE 1: PLAN CHANGE SITE  
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3.0 PROPERTY SUMMARY AND EXISTING LAND USE 

The Site highlighted in Green in Figure 1 shows a parcel of land that extends over several titles, 
owned by RPL.  The Site is used as a research and development (R&D) facility by Genetic 
Technologies (Pioneer).  In 2014, the Site obtained a resource consent to establish the R&D 
facility, which will include additional aspects that are yet to be constructed; including a loading 
area, conditioned and cool stores, distribution centre, dryer, harvest processing, offices, 
equipment storage, shelling room, treatment and conditioning plant.  The maize trial plots consist 
of three plots being 5.9 ha, 3.0 ha and 0.8 ha, providing a total of 9.7 ha of cropping land.  This is 
presented in Figure 2.     
 
FIGURE 2: CONSENTED RESEARCH AND DEVELOPMENT FACILITY 

 
 
The Site and cropping grounds is operated by Pioneer and is focused on R&D for their arable seed 
products; therefore, any commercial returns take second priority. Historically, only 20.5 ha of the 
28.5 ha block is harvested for sale with the balance of the land being used for tracks, races, 
buildings or trial areas which are not sold.   
 
The Site has massive soil variability (as evidenced by aerial pictures taken during the maize 
growing season and yield maps). Significant areas were once part of a research apple orchard, and 
the removal of trees has resulted in substantial soil disturbance in patches.  
 
Planting of the commercial maize takes place after all the research trials have been planted using 
specialised trial planting equipment. The later planting date, plus the lack of water holding 
capacity of the soils means maize grown on this block is very prone to drought stress and yields 
are typically much lower than those in the district, such as the TPL Site which (as a comparison) 
has heavier soils and can plant their maize crop 4-6 weeks earlier.  Last season the maize silage 
yielded 13.5 tDM/ha and the annual ryegrass yielded 5.5 tDM/ha.  
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The following financial review has been based on the recent (2022) information provided by 
Pioneer and a sensitivity analysis to provide a comparative assessment to regional gross margins 
for maize and pasture silage.  The production information is based on the current 20.5 effective 
ha, under the management of R&D.  
 
MAIZE SILAGE 
Yield for 2021-2022 season: 13.5 tDM/ha. 

 
The maize silage was sold at a standing cost of 30 c/kgDM.  
Providing a gross margin of $757 per ha from which standard overheads (rates, repairs and 
maintenance, interest etc) must be deducted. 
 
ANNUAL PASTURE SILAGE 
Yield for 2021-2022 season: 5.5 tDM/ha. 

 
The annual pasture silage was sold at a standing cost of 27 c/kgDM. 
Providing a total gross margin of $1,085 per ha over the combined cuts of silage. 
 
The total income from the RPL Site from the various operations has been presented in the table 
below. This is expressed as earnings before interest, taxes, depreciation, and amortisation 
(EBITDA).   
 

 
  

13.5 15 16 17 18
28 $487 $907 $1,187 $1,467 $1,747
30 $757 $1,207 $1,507 $1,807 $2,107
32 $1,027 $1,507 $1,827 $2,147 $2,467

SENSITIVITY ANALYSIS

Maize silage yield (tDM/ha)

c/
kg

DM
 

st
an

di
ng

Gross margin per hectare ($/ha)

4.5 5 5.5 6 6.5
25 $725 $850 $975 $1,100 $1,225
27 $815 $950 $1,085 $1,220 $1,355
29 $905 $1,050 $1,195 $1,340 $1,485

SENSITIVITY ANALYSIS
Gross margin per hectare ($/ha)

Annual ryegrass yield (tDM/ha)

c/
kg

DM
 

st
an

di
ng

Pioneer Rukuhia (28.5 ha) $
Cropping net income
  - 20.5 ha maize silage/annual ryegrass @ $1,437/ha $29,459
Rates -$5,774
Other expenses (track R&M, fencing) -$1,000

EBITDA $22,685
EBITDA/ha $796
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4.0 REGULATORY FRAMEWORK 

4.1 Waipa District Plan 

The property falls into the Waipa District and is subject to the WDP. As such, the WDP protects 
against the removal of high-class soils that can be used for primary production1.  Under the WDC 
plan, High class soils are defined as “soils of land use capability classes I and II (excluding peat 
soils), and soils of land use capability class IIIe1 and IIIe5 classified as allophanic soils using the 
New Zealand soil classification”.  
 
4.2 Waikato Regional Policy Statement 

The relevant objective and policy from the RPS are: 
LF-O5 – High class soils “The value of high class soils for primary production is recognised and high 
class soils are protected from inappropriate subdivision, use or development.”  
 
LF-P11 – High class soils “Avoid a decline in the availability of high class soils for primary production 
due to inappropriate subdivision, use or development” 
 
The objective and policy place an emphasis on protecting highly productive land from 
‘inappropriate subdivision, use or development’.  We note that the rezoning that is sought under 
PPC20 effectively acts as an expansion of an existing strategic industrial node within the region.  
There is already 40 ha of Northern Precinct (which totals 130 ha) that has a live Airport Business 
zoning and PPC20 seeks to expand this to achieve a consolidated form that will achieve a well-
functioning urban environment that is sought by Objective 1 of the NPSUD 2020.  In this context, 
the rezoning that PPC20 is seeking to achieve will not result in ‘inappropriate subdivision, use or 
development.  
 
The RPS includes the following definitions2: 
high class soils “those soils in Land Use Capability Classes I and II (excluding peat soils) and soils in 
Land Use Capability Class IIIe1 and IIIe5, classified as Allophanic Soils, using the New Zealand Soil 
Classification.”  
 
Primary production: ”means the commercial production of raw material and basic foods, and 
which relies on the productive capacity of soil or water resources of the region. This includes the 
cultivation of land, animal husbandry/farming, horticulture, aquaculture, fishing, forestry, or 
viticulture. It does not include hobby farms, rural residential blocks, or land used for mineral 
extraction.” 
 
  

 
1 WDP Policy - Protect the rural soil resource (4.3.1.4) 
2 https://eplan.waikatoregion.govt.nz/eplan/#Rules/0/916/1/0/0 

https://eplan.waikatoregion.govt.nz/eplan/#Rules/0/916/1/0/0
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4.3 National Policy Statement 

In September 2022, the Ministry for the Environment (MFE) and the Ministry for Primary 
Industries (MPI) released the NPS-HPL.  The single objective of the NPS-HPL is “Highly productive 
land is protected for use in land-based primary production, both now and for future generations.”   
 
Land-based primary production means “production, from agricultural, pastoral, horticultural, or 
forestry activities, that is reliant on the soil resource of the land”.  
 
Productive capacity, in relation to land, means “the ability of the land to support land-based 
primary production over the long term, based on an assessment of: 

a. physical characteristics (such as soil type, properties, and versatility); and 
b. legal constraints (such as consent notices, local authority covenants, and easements); and 
c. the size and shape of existing and proposed land parcels”. 

 
Although PPC20 was lodged with Waipa District Council before the commencement of the NPS-
HPL Policy 5 of the NPS-HPL has relevance and reads: “The urban rezoning of highly productive 
land is avoided, except as provided in this National Policy Statement”. Clause 3.6 is the relevant 
clause as it provides Tier 1 and 2 territorial authorities may allow urban rezoning of highly 
productive land in accordance with the matters contained within it.  
 
In summary the NPS-HPL aligns with the WDP and the Waikato Regional Policy Statement, where 
it identifies LUC Class 1, 2 and 3 (as mapped by the New Zealand Land Resource Inventory or by 
any more detailed mapping that uses the Land Use Capability classification) as being the most 
versatile land, with the fewest limitations on its use, and therefore highly productive land.  
 
As noted above Clause 3.6 sets out the circumstances in which urban rezoning may be undertaken 
and is detailed below: 
 
3.6 Restricting urban rezoning of highly productive land 

1) Tier 1 and 2 territorial authorities may allow urban rezoning of highly productive land only 
if: 
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. 

2) In order to meet the requirements of subclause (1)(b), the territorial authority must 
consider a range of reasonably practicable options for providing the required development 
capacity, including: 
a) greater intensification in existing urban areas; and 
b) rezoning of land that is not highly productive land as urban; and 
c) rezoning different highly productive land that has a relatively lower productive 

capacity. 
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3) In subclause (1)(b), development capacity is within the same locality and market if it: 
a) is in or close to a location where a demand for additional development capacity has 

been identified through a Housing and Business Assessment (or some equivalent 
document) in accordance with the National Policy Statement on Urban Development 
2020; and 

b) is for a market for the types of dwelling or business land that is in demand (as 
determined by a Housing and Business Assessment in accordance with the National 
Policy Statement on Urban Development 2020). 

4) Territorial authorities that are not Tier 1 or 2 may allow urban rezoning of highly productive 
land only if: 
a) the urban zoning is required to provide sufficient development capacity to meet 

expected demand for housing or business land in the district; and 
b) there are no other reasonably practicable and feasible options for providing the 

required development capacity; and 
c) the environmental, social, cultural and economic benefits of rezoning outweigh the 

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. 

5) Territorial authorities must take measures to ensure that the spatial extent of any urban 
zone covering highly productive land is the minimum necessary to provide the required 
development capacity while achieving a well-functioning urban environment. 

 
AgFirst will address (in part) 3.6 subclause (1)(c) and (2)(b) and (c) in this report by assessing the 
productive capacity of the PPC20 and comparing this with additional localities surrounding the 
Waipa District growth cells that would be deemed to be a ‘other reasonably practicable and 
feasible options’.  
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5.0 LAND USE CAPABILITY CLASSIFICATION 

The LUC Classification system has been used in New Zealand to help achieve sustainable land 
development and management on farms.  The LUC classification categorises land areas or 
polygons into classes, subclasses, and units according to the land’s capability to sustain productive 
use.  This is summarised in Figure 3 below. 
 
FIGURE 3: COMPONENTS OF THE LAND USE CAPABILITY CLASSIFICATION3 

 
 
AgFirst engaged Ian Hanmore – Land Management4 to map the Site in accordance with the NPS-
HPL.  LUC mapping was carried out in accordance with the methods described in the 3rd Edition 
of the Land Use Capability Survey Handbook (Lynn et al 2009).  This process involves making a 
land resource inventory (LRI) of the property in which soil types, soil parent materials, land slopes, 
erosion type and severity and land cover are recorded.  Whenever any of these land features 
change a new unit is made.  The mapping was completed to a scale of 1:6,000, which is suited to 
paddock and farm sized soil assessments. 
 
Specific field work activities include digging and describing soil profiles on each landform with 
supporting holes dug or profiles observed on bank/drain cuttings to establishing soil boundaries, 
measuring slopes with a clinometer, and gathering any other data that may be of assistance in 
assessing the suitability of the land for primary production such as erosion, susceptibility of the 
land to flooding, winter wetness and/or cold, high temperatures, exposure to salt winds, aspect, 
and accessibility.   
 
This information was then used to determine the specific LUC units, as described in the Land Use 
Capability Extended Legend for the Waikato Region in the New Zealand Land Resource Inventory 
Worksheets (National water and soil conservation organisation) for the area.  At times when 
mapping at a scale finer than that used in the worksheets of 1:63,360, new LUC units are recorded 
and are noted with an * in the LUC description table.  Under the NPS-HPS, highly productive land 
has been defined as LUC classification of 1, 2 and 3 soils.   
 
 
  

 
3 Lynn, I.H, Manderson, A.K, Page, M.J, Harmsworth, G.R, Eyles, G.O, Douglas, G.B, Mackay, A.D, Newsome, P.J.F. 
(2009). Land Use Capability Survey Handbook – a New Zealand handbook for the classification of land 3rd ed. 
Hamilton, AgResearch; Lincoln, Landcare Research; Lower Hutt, New Zealand. GNS Science. 
4 www.hlm.co.nz/about - MAppSc 

http://www.hlm.co.nz/about
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6.0 ASSESSMENT RESULTS 

This Section presents the results and outcomes from the LUC and soil assessment based on the 
Hanmore Land Management survey and the New Zealand soils resources and database.  

6.1 Land Use Capability Assessment 

AgFirst had the Site re-mapped using an appropriate scale and methodology as discussed in 
Section 5 to provide a breakdown of the Site. The LUC classifications for the Site are presented in 
Table 1 and in Figure 3.  Below is a summary of the LUC classifications present on the Site. 

Most of the Site has been classified as LUC 1s 1 and LUC 2w3. This indicates that the soils are in 
the of high-quality category and highly versatile, with this classification being suitable for most 
productive agricultural systems.  The slope of the Site is relatively flat to gently undulating land 
The LUC 1s1 soils are free draining, however, due to the characteristics of these sandy soils, they 
are very prone to summer droughts.  The LUC 2w3 soils are Te Kowhai silt loams that have a slight 
wetness limitation and are poorly drained.   

LUC 1s 1 

 Horotiu sandy loam
 Well drained terraces and plains near sea level with a negligible erosion hazard when

cultivated
 Land use suitability: Intensive grazing, intensive cropping, cereal cropping, horticulture

cropping, production forestry

LUC 2w 3 

 Te Kowhai silt loam
 Low river terraces and plains with gleyed soils which have a continuing slight wetness

limitation after drainage
 Stopbanks and drainage required in some places
 Land use suitability: Intensive cropping, Intensive grazing, Production forestry

LUC 2s 1 

 Horotiu sandy loam – Te Kowhai silt loam complex
 Flat to gently undulating plains and terraces comprising a mosaic of well drained yellow-brown

loams and imperfectly drained gley soils.
 Land use suitability: Intensive grazing, intensive cropping, cereal cropping, horticulture

cropping, orcharding, production forestry



Hanmore Land Management Ltd 
260c Awaroa River Road 

Abbey Caves, Whangarei 0110 
P:021 201 3441 
info@hlm.co.nz 

www.hanmorelandmanagement.co.nz. 

LUC descriptions taken from field work and the Land Use Capability Extended Legend for the Waikato Region. 

Resource 
information  

Luc unit 
Total area 

(ha) 
Parent material Dominant soil type Slope Land Cover 

Erosion degree & severity 
Landuse suitability 

Stock carrying 
capacity (su/ha) Management Requirements 

Actual Potential 

1s 1 
Well drained terraces and plains near sea 
level with a negligible erosion hazard when 
cultivated. 

18.2 Rhyolite alluvium with admixed 
andesite ash 

Horotiu sandy loam A Maize Nil  Nil Intensive grazing. 
Intensive cropping. 
Cereal cropping. 
Horticulture. 
Production forestry 

Average:    18 
Top:      27 
Potential:     30 

2w 3 

Low river terraces and plains with gleyed 
soils which have a continuing slight wetness 
limitation after drainage. 

8.8 Alluvium Te Kowhai silt loam A Maize . Nil Nil Intensive cropping 
Intensive grazing 
Production forestry  

Average:     18 
Top:     25 
Potential:     30 

• Stopbanks and drainage required in 
some places 

2s 1 

Flat to gently undulating plains and terraces 
comprimising a mosaic of well drained 
yellow-brown loams and imperfectly 
drained gley soils. 

1.6 Rhyolite alluvium with admixed 
andesite ash 

Horotiu sandy loam – Te Kowhai silt loam 
complex 

A Maize Nil  Nil Intensive grazing 
Intensive cropping  
Cereal cropping 
Horticulture cropping 
Orcharding  
Production forestry  

Average:  14 
Top:     18 
Potential:    22 

TABLE 1:  LAND USE CAPABILITY CLASSIFICATION 

mailto:info@hlm.co.nz
http://www.hanmorelandmanagement.co.nz/


Figure 3
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7.0 LAND USE POTENTIAL 

The Site, according to the LUC Map is on versatile soils and classified as LUC 1 and LUC 2 land.  
In theory this means that the site has potential for a wide range of agricultural and horticultural 
activities.  However, in practice, limitations created by the R&D facility and some of the soil 
characteristics outlined in Section 6.1 reduces the overall versatility of the Site.   
 
As discussed in Section 3, the current land use is arable cropping, with maize silage and annual 
ryegrass grown for R&D purposes.  The yields and productive capacity from the Site are 
significantly compromised due to trials that are undertaken.  Because much of the Site is able 
to be used for the R&D development, the highly productive land remaining for land-based 
primary production is effectively reduced to 9.7 ha.  Therefore, the land use potential is 
significantly impacted by fragmentation and its small size.  
 
Furthermore, based on the yields generated from the Site, the productive capacity does not 
demonstrate that the land is highly productive, with well below average yields harvested over 
the recent seasons. With rapidly rising input costs, the returns for marginal yields will be 
reduced, and consideration will need to be given regarding the optimum land use for the Site. 
When discussing the long-term productivity of the site, it is highly unlikely that land-based 
primary production will be an economically viable land use beyond 30 years.   
 
Based on direct observations over many years, AgFirst is of the view that significant areas of 
this site are moderately to severely impacted by summer dry. In terms of maize yields this 
would be estimated to be impacted two years out of five. 
 
There are large areas of free draining sandy soils within the Site, and while this helps over the 
winter and wet periods, these soils are also prone to drying out very quickly over summer and 
stress the plants.  This further contributes to the below average yields, particularly when the 
maize crop is planted late when soil conditions may already be causing moisture stress.  For 
any higher value cropping or horticultural system, freshwater irrigation would be 
recommended/required.   
 
Climate change will have a direct influence across the Waikato and beyond.  Figure 5 and 6 
have been generated using the NIWA Future Climate predictive tool.  The two midpoint 
representative concentration pathways for greenhouse gas in the atmosphere of 4.5 and 6.0 
have been used to generate the reports, with data presented through until 2050. 
 
The light free draining nature of the soils across much of the site do reach wilting point earlier 
than other soils in the Waikato. It is reasonable to predict that this site will have greater adverse 
summer impacts than other soils in the region. 
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FIGURE 5: HAMILTON SUMMER TEMPERATURES PREDICTED BY NIWA FUTURE CLIMATE 

FIGURE 6: HAMILTON HOT DAYS 



16 | P a g e  

Based on the National Environmental Standards for Freshwater (NES-F) and Proposed Waikato 
Regional Plan Change 1 (PC1), there are land use restrictions on what this Site can be used for.  
The following would be considered either a discretionary activity or non-complying activity: 
 
 Conversions of land on farm to dairy farm land (NES-F) 
 Use of land as dairy support land (NES-F) 
 Any change in the use of land to commercial vegetable production (PC1) 
 
Therefore, a land use change consent would be required to convert land use, pending the 
baseline land use at the time of the reference period.  For consent to be granted, the enterprise 
must demonstrate that the proposed land use does not have any more impact on the 
catchment than during the baseline year.    
 
We note that care also must be given to what type of rural production could be established 
next to an operational airport. For example, certain crops have the potential to attract high 
levels of bird activity, especially if harvest is delayed for any reason (weather, contractor 
availability).  Increased bird activity next to the airport would increase the risk of bird strike and 
create an aeronautical safety hazard, which would likely rule those crops / rural production out 
as a viable alternative.  
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8.0 ASSESSMENT OF ALTERNATIVE GROWTH CELLS IN WAIPA 

This section provides an analysis of the other industrial growth cells within the Waipa District 
in response to the requirements of s3.6(1)(b) of the NPS-HPL.  
 
AgFirst has assessed the productive use of the subject land that has been identified by WDC as 
potential industrial growth cells to determine whether there are any other reasonably 
practicable and feasible options for providing additional development capacity (i.e. are there 
already identified growth cells that are not on highly productive land or lower productive 
capacity).   
 
To do this we have identified the opportunities that exist within the Waipa District (being the 
same locality and market as the PPC20) that have either already been identified as a future 
growth area within the Waipa District Plan, or logical expansions to existing industrial nodes 
within the Waipa District.  For the latter, we identified a number of industrial growth nodes 
within the WDP that either have been developed or have a live industrial zoning and assessed 
any undeveloped rural land that surrounds these areas that would be a reasonable and 
practicable alternative option to PPC20.  
 
This comparative assessment has taken into account a range of characteristics, which are 
relevant to the relative productive potential including: 
 

 Size of growth cell and expansion opportunity  

 Current and surrounding land use  

 NZLRI LUC classification, soil characteristics and drainage 

 Environmental constraints and risk 

 Economic limitations arising from small, fragmented portions of land and its productive 
potential 

 Land use limitations 
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8.1 Growth Cell C8 – Hautapu West  

This site is zoned as Hautapu Industrial Structure Plan Area.  There is limited potential for 
expansion of industrial activity in this area, as the surrounding areas to the north and east are 
already zoned industrial, with the south bounded by the Waikato Expressway.  Land 
immediately to the west is a mix of fragmented rural lifestyle blocks, including a plant nursery. 
If this industrial zone were to expand, the only viable areas would be to the west.  
 
The soils in the vicinity are largely free draining allophanic soils, imperfectly drained brown soils 
and poor draining gley soils (S-Map Figure 7) which are all relatively flat. The productive 
potential based on the soils and LUC of this growth cell and its vicinity is high, with only LUC 1 
and LUC 2 soils present.  The productive capacity of this area also presents better access to 
supporting primary industries, with established vegetable production a nursery and dairy farms 
in the vicinity of the Site.   
 

Growth cell size 55.4 ha 
Current land use Industrial zone – previous drystock grazing  
Current planning zone Hautapu Industrial Structure Plan Area 
Surrounding land use Specialised Dairy Industrial Area & Rural Zone. 

Plant nursery, rural lifestyle blocks and dairy farm to the east 
NZLRI LUC classification LUC 1 and LUC 2 Figure 8) 
Soil characteristics 

 
Environmental constraints N/A 
Economic limitations Motorway to the south and industrial area to the west 
Land use potential Industrial use, potential horticultural or commercial 

vegetable operation with adjacent plant nursery and 
asparagus operations 

Comparison to PPC20 The vicinity of Growth Cell – C8 has a much higher productive 
capacity compared to PPC20, due to the R&D limitations of 
the RPL Site.  The soils are slightly better than the RPL site 
(higher proportion of LUC 1) and established productive 
systems offering higher versatility and land use.  The RPL Site 
is impacted due to the fragmented site as a result of the 
consented R&D facility, providing less than 10 ha of effective 
HPL. 



 

FIGURE 7: GROWTH CELL – C8 S-MAP SOILS 

   



 

FIGURE 8: GROWTH CELL – C8 LUC MAP 
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8.2 Growth Cell C9 – Hautapu West  

This site is zoned as Hautapu Industrial Structure Plan Area.  There is potential land available 
for industrial expansion in this area to the north and west.  Land immediately to the west is a 
mix of fragmented rural lifestyle blocks, including a plant nursery.  Land to the north is a 
mixture of arable, production vegetable (asparagus), the Monarch Farms horse stud (owned 
by Sir Patrick and Lady Hogan) and large lot residential lifestyle.  The areas to the east are 
already zoned industrial, with the south bounded by the Waikato Expressway.  
 
The soils in the vicinity are largely free draining allophanic soils, imperfectly drained brown soils 
and poor draining gley soils (S-Map Figure 9) which are all relatively flat. The productive 
potential based on the soils and LUC of this growth cell and its vicinity is high, with only LUC 1 
and LUC 2 soils present.  The productive capacity of this area also presents better access to 
supporting primary industries, with established commercial vegetable production, a nursery, a 
high performance horse stud and dairy farms in the vicinity of the Site .   
 

Growth cell size 35.0 ha 
Current land use Industrial zone – previous drystock grazing 
Current planning zone Hautapu Industrial Structure Plan Area 
Surrounding land use Specialised Dairy Industrial Area & Rural Zone. 

Plant nursery, rural lifestyle blocks and dairy farm to the east, 
commercial vegetable farm, mixed arable and horse stud to 
the north and northwest.  

NZLRI LUC classification LUC 1 and LUC 2 (Figure 10) 
Soil characteristics 

 
Environmental constraints N/A 
Economic limitations Size constraints of individual lots, motorway to the south and 

industrial area to the west 
Land use potential Industrial use, potential horticultural or commercial 

vegetable operation with adjacent plant nursery and 
asparagus operations 

Comparison to PPC20 The vicinity of Growth Cell – C9 has a higher productive 
capacity compared to PPC20, due to the R&D limitations of 
the RPL Site.  The soils are slightly better than the RPL site 
(higher proportion of LUC 1) and established productive 
systems offering higher versatility and land use.  There are 
also very few physical constraints to the north (adjoining 
farms) compared to the fragmented RPL site as a result of 
the consented R&D facility, providing less than 10 ha of 
effective HPL. 



 

FIGURE 9: GROWTH CELL – C9 S-MAP SOILS 

   



 

FIGURE 10: GROWTH CELL – C9 LUC MAP 
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8.3 Growth Cell C10 – Hautapu East  

Growth Cell C10 consists of a mixture of rural (green outline on Figure 12) and industrial (blue 
outline on Figure 12) zoned land.  There is potential land available for industrial expansion in 
this area (beyond the Bardowie Industrial Precinct) to the north and east, and to the west of 
Bruntwood Road.  The current land use to the north are dairy farms, with maize and drystock 
blocks to the east and a horse stud to the northwest.  This area is identified as a development 
area beyond 2035 within Appendix S1 – Future Growth Cells within the Waipa District Plan.  
 
The majority of the soils in this vicinity are free draining allophanic soils, imperfectly drained 
brown soils and poor draining gley soils (S-Map Figure 11) which are all relatively flat.  The 
dominant LUC classification for Growth cell C10 is LUC 1, with some bands of LUC 2 soils 
covering the dairy farm to the north.  The productive potential based on the soils and LUC of 
this growth cell and its vicinity is high, with only LUC 1 and LUC 2 soils present.  The productive 
capacity of this area also presents better access to supporting primary industries, with 
established commercial vegetable production, a nursery, a high performance horse stud and 
dairy farms in the vicinity of the Site 
 
Outside the already zoned industrial area to the southwest, there are very few primary 
production constraints, which means the land has very high versatility.  The dairy farm is 
currently operational and is adjoining other dairy farms, while the maize and drystock areas to 
the southeast are currently utilised by the Hautapu Fonterra dairy factory for wastewater 
irrigation.   
 
This growth cell also provides less land use restrictions (ability to farm more intensively as a 
dairy support or dairy grazing operation without requiring resource consent), which provides 
more agricultural opportunity and diversity.   
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Growth cell size 250.0 ha 
Current land use Dairy farm, maize and arable crops, drystock and industrial 
Current planning zone Rural Zone & Bardowie Industrial Precinct Structural Plan 

Area 
Surrounding land use Rural Zone 

Dairy farm to the north and east, industrial, horse stud and 
dairy farms to the west, residential to the south 

NZLRI LUC classification LUC 1 & LUC 2 (Figure 12) 
Soil characteristics 

 
Environmental constraints Wastewater irrigation for the Hautapu dairy factory 
Economic limitations Land is reliant on receiving wastewater irrigation as part of 

the Fonterra Hautapu wastewater irrigation scheme 
Land use potential Industrial use, dairy farming, arable cropping, potential 

horticultural or commercial vegetable operation with nearby 
facilities, drystock 

Comparison to PPC20 The vicinity of Growth Cell – C10 has similar quality soils 
(LUC 1 and LUC 2), but much more established productive 
systems offering higher versatility and land use, due to the 
R&D limitations of the RPL Site.  There are also very few 
physical constraints with large parcel areas and less 
fragmented land, unconstrained land use to the north and 
east with the adjoining parcels being primary production and 
highly productive soils over the entire area.  Compared to the 
RPL site that has less than 10 ha of effective HPL area due to 
the consented R&D facility.  Therefore, this site would be 
considered to have a much greater long term productive 
capacity than the RPL PPC20 site.  
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FIGURE 11: GROWTH CELL – C10 S-MAP SOILS 

 

 



 

FIGURE 12: GROWTH CELL – C10 LUC MAP 
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8.4 Growth Cell Bond Road – North Te Awamutu  

This site is zoned as Bond Rd Industrial Structure Plan Area.  There is rural zoned land 
potentially available for industrial expansion in this area to the north-northwest and 
southwest.  Land immediately to the south-southeast is zoned industrial, with land to the east 
and northeast zoned residential.  The rural zoned land is a mixture of arable (maize), dairy and 
drystock farms.  There is a river that borders the industrial zone to the west and south that 
may cause expansion difficulties.   
 
The soils are largely poor draining gley soils and imperfectly drained brown soils (S-Map 
Figure 13) which are all relatively flat to rolling and LUC 2. The productive potential based on 
the soils of this growth cell and its vicinity is high, with LUC 2 immediately surrounding Bond 
Road Growth Cell, with LUC 4 soils present further away.  The productive capacity of this area 
also presents excellent access to supporting primary industries, with an established dairy farm 
and drystock operation to the north, including a large intensive dairy farm with herd home.   
 

Growth cell size 17.6 ha 
Current land use Industrial zone – previous arable (maize)  
Current planning zone Bond Rd Industrial Structure Plan Area 
Surrounding land use Residential (east), Industrial (south) and Rural Zone (north, 

west and southwest). 
Arable, dairy farm and drystock farming operations.  

NZLRI LUC classification LUC 2 (Figure 14) 
Soil characteristics 

 
Environmental constraints River to the west and south 
Economic limitations Residential immediately to the east 
Land use potential Industrial use, arable, drystock, dairy support, dairy 
Comparison to PPC20 The vicinity of Growth Cell – Bond Rd has poorer quality soils 

that the RPL site, however it would have a higher productive 
capacity due to the R&D land use on the RPL Site. The 
surrounding land contains better established productive 
systems that offer higher versatility and land use.  While 
there are limitations to the south, east and west with zoning 
and development, there are fewer physical constraints to the 
adjoining farms to the north compared to the fragmented 
RPL site as a result of the consented R&D facility, providing 
less than 10 ha of effective RPL. 



 

FIGURE 13: GROWTH CELL – BOND ROAD S-MAP SOILS 

    



 

FIGURE 14: GROWTH CELL – BOND ROAD LUC MAP 
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8.5 Growth Cell Paterangi – North Te Awamutu  

Growth Cell Paterangi consists of a mixture of rural (green outline on Figure 16) and industrial 
(blue outline on Figure 16) zoned land.  There is potential rural land available for industrial 
expansion in this area (beyond the Industrial Structure Plan Area) to the north, east and west.  
The rural zoned area is partially identified as a development area between now and 2035 
within Appendix S1 – Future Growth Cells within the Waipa District Plan.  
 
This Site provides access to the Te Awamutu wastewater treatment plant, with the settling 
ponds and wetlands adjacent to the west. The block is currently used as a dairy farm, as with 
the adjoining land to the north, east and west – all zoned rural.  There is established industrial 
operations to the southeast. A river borders much of the Growth Cell to the west. 
 
The soils in this vicinity are a dominated by free draining allophanic soils to the north, and a 
mixture of poor draining gley soils and imperfectly drained brown soils to the south (S-Map 
Figure 15) which are rolling to strongly rolling to the north and all relatively flat to the south. 
The dominant LUC classification for the Paterangi Growth Cell is LUC 2, while the soils to the 
north are less versatile, consisting of LUC 3 and LUC 4.  The productive potential based on the 
soils and LUC of this growth cell and its vicinity is relatively high.   
 
Outside the already zoned industrial area to the southeast, there are very few primary 
production constraints, which means the land has a relatively high versatility.  The dairy farm 
is adjoining other dairy farms further to the north, west and east, which offer expansion and 
amalgamation options for the future.   
 
This growth cell also provides less land use restrictions (ability to farm more intensively as a 
dairy farm, dairy support or dairy grazing operation without requiring resource consent), which 
provides more agricultural opportunity and diversity.   
 
The productive potential of this block is better to that of the RPL, due to the impact the R&D 
land use has on productive use.  This site also presents better access to supporting primary 
industries, with established dairy farms surrounding the growth cell to the north, east and 
west.   
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Growth cell size 85.8 ha 
Current land use Dairy farm  
Current planning zone Industrial Structure Plan Area and Rural Zone 
Surrounding land use Industrial (south and southeast) and Rural Zone (north, west 

and east). 
NZLRI LUC classification LUC 2, LUC 3, LUC 4 (Figure 16) 
Soil characteristics 

 
Environmental constraints River to the west and south, Wastewater treatment plant 

and wetlands to the west 
Economic limitations Wastewater treatment plant to the west 
Land use potential Industrial use, arable, drystock, dairy support, dairy 
Comparison to PPC20 The vicinity of Growth Cell – Paterangi has lower quality soils 

(LUC 2, LUC 3 and LUC 4) compared to the RPL Site, but it  has 
much more established productive systems offering 
moderate versatility and land use.  There are very few 
physical constraints with large parcel areas, compared to the 
RPL site that has less than 10 ha of effective HPL area due to 
the consented R&D facility. The land is less fragmented, with 
unconstrained land use to the north, east and west with the 
adjoining parcels being primary production and highly 
productive soils over much of the areas.  Therefore, this site 
would be considered to have a higher long term productive 
capacity than the RPL Site. 
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FIGURE 15: GROWTH CELL – PATERANGI S-MAP SOILS 

 
 



 

 FIGURE 16: GROWTH CELL – PATERANGI LUC MAP 
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9.0 SUMMARY 

Overall, while the land and soils within the RPL Site are categorised as high-quality under the 
NPS-HPL (LUC 1 and LUC 2), the practical likelihood of any sustained existing or intensive 
agricultural operation would be restricted due to: 

 The productive capacity of the Site as a result of the R&D facility 

o Due to the consented R&D expansion providing less than 10 ha of HPL for cropping 

o Compromised yields due to R&D trials 

 Surrounding land uses not being in land-based primary production 

o Airport, motorway, the adjacent business zoned land, Peacockes Rd interchange, 
Stage Highway 3 

 Soil conditions 

o Summer dry, causing reduced yields 

o Requirement for freshwater irrigation for any intensification or land use change into 
horticulture or commercial vegetable operations 

 Lack of expansion or improvement options  

o Due to national regulations restricting intensification into various land uses 

o Due to physical boundaries and amalgamation opportunities 

 
Given the constraints identified above, and a comparison against other growth cells within the 
Waipa District that have higher effective proportions of highly productive land, AgFirst believes 
that the re-zoning of the RPL Site meets the requirements of Clause 3.6 (1)(b) and (c).   
 
With rapidly rising input costs, the returns for marginal yields will be reduced, consideration 
will need to be given regarding the optimum land use for the Site.  When discussing the long 
term productivity of the site, relying on the productive capacity of the RPL land, the current 
system would not be economically viable beyond 30 years.   
 
It is AgFirst’s opinion that allowing the proposed plan change to proceed from rural to industrial 
zone will have a less material impact of the district’s productive capacity than developing 
additional greenfield sites with fewer constraints.   
 
Considering that the productive nature of the RPL Site is already significantly compromised due 
to the R&D Consent, AgFirst does not consider that the loss of the well below average yields 
from this Site will have a significant loss on the district’s production, and the conversion of the 
land into industrial zone would not cause any fragmentation or further disruption of additional 
highly productive land.   
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Disclaimer: 

The content of this report is based upon current available information and is only intended for the use of the party named.  All due care 
was exercised by AgFirst Waikato (2016) Ltd in the preparation of this report.  Any action in reliance on the accuracy of the information 
contained in this report is the sole commercial decision of the user of the information and is taken at their own risk.  Accordingly, AgFirst 
Waikato (2016) Ltd disclaims any liability whatsoever in respect of any losses or damages arising out of the use of this information or in 
respect of any actions taken in reliance upon the validity of the information contained within this report. 
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